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ABSTRACT 
 
 
 
  Infill development, especially residential or mixed-use infill, is one of the 
central planning chalenges in the decades ahead. Infill offers many benefits when 
compared with "greenfield" suburban development: it can reduce sprawl, preserve 
open space, revitalize downtowns and older neighbourhoods, create more walkable, 
transit-oriented communities, improve job, housing imbalances, reduce infrastructure 
expenses, and provide residents with a greater variety of housing options. Not 
surprisingly, infill figures prominently in Smart Growth, Sustainable Development , 
and New Urbanist agendas. This research is about making and maintaining pleasant  
places to live against the forces of sprawl. This research is timely and vital if we 
want to improve our urban living qualities. Currently in Malaysia, development tends 
to sprawl out into suburban areas with mega housing schemes. There are infill 
developments haphazardly developed in inner cities for high income residentials.  
Although there are some guidelines or regulations to monitor infill development , 
these are still superficial and not being rationalized. In searching for better ways to 
develop our city centres into a community living areas, the research learned from 
other countries experiences and adapting the best practices and as well exploring on 
appropriate innovative ideas for the Malaysian Context. A case study in Kuala 
Lumpur is taken to understand the strength and weaknesses in development 
mechanism. It is done through chronological document review. At the end of the 
research, some ideas to rectify the current weaknesses with good practices learned 
from American and British are presented. 
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ABSTRAK 
 
 
 
Pembagunan infill, terutamanya perumahan dan pembangunan bercampur 
merupakan cabaran pembangunan masa kini dan akan datang. Pembangunan infill 
mempunyai banyak kelebihan berbanding dengan pembangunan kawasan hijau: ia 
boleh mengurangkan pembangunan terlimpah (Sprawl), memelihara kawasan hijau, 
menghidupkan semula kawasan pusat bandar dan kejiranan, mewujudkan komuniti 
yang mesra pejalan kaki, kejiranan berasaskan transit (T ransit Oriented 
Development), meningkatkan keseimbangan antara pekerja dan perumahan, 
mengurangkan pembiayaan infrastruktur dan menyediakan lebih banyak pilihan 
perumahan. Pemba ngunan infill banyak disarankan dalam Smart Growth, 
Pembangunan Mampan dan New Urbanism. Penyelidikan ini adala h berkenaan 
dengan pemeliharaan dan peningkatan ketempatan setempat untuk kehidupan 
mampan. Penyelidikan ini adalah tepat masanya dan sangat penting jika kualiti 
bandar diutamakan. Kini, Malaysia mengalami pembangunan kawasan hijau di 
kawasan pinggir banda r secara besar-besaran. Walaupun terdapat pembangunan infill, 
ianya dijalankan tanpa perancangan yang sempurna serta hanya untuk golongan 
tertentu. Garis panduan dan piawaian yang sedia ada masih kurang berkesan. 
Penyelidikan ini mengorak langkah dengan mempelajari dari luar negara dan cuba 
menyesuaikan kaedah-kaedah tersebut dalam konteks Malaysia , disamping juga cuba 
mengemukakan idea-idea yang innovatif sewajarnya . Suatu project pembangunan di 
Kuala Lumpur diambil sebagai kajian kes untuk memahami kekuatan dan kelemahan 
mekanisma pembangunan tersebut. Ia dilakukan melalui pemeriksaan dokumen 
secara kronologi. Pada akhir kajian, pengkaji memaparkan beberapa idea untuk 
membetulkan mekanisma sediaada dengan amalan yang baik hasil pembelajaran dari 
pengalaman Amerika dan Britian.    
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CHAPTER 1 
 
 
 
 INTRODUCTION  
 
 
 
City centre is the heart of a city. It contains lives and livelihoods for 
generations. Today, the city centres are facing many challenges; one of them is urban 
sprawl. Industries and housing begin to relocate themselves further and further away 
from the existing city centre. People choose or are forced to live further away from 
the city centres for cheaper house and better environment. This results in urban 
decline and city centre losing its vitality. Needless to say, the phenomenon also 
creates much unforeseen adverse effects and if persists, the outcome will most 
probably be detrimental. This research attempts to address the issues as well as to 
propose better ways of making the existing city centres more vital and sustainable.  
 
 
 
1 .1 Background of the Research 
 
Malaysian urban centres were mostly initiated by the activities of immigrants 
and the expansion of the colonial economy (Lim, 1978). Traditional villages have 
developed organically and could be distinguished on the bas is of their activities, such 
as fishing, rice, cash crops, and mixed crops cultivation. However, mining (based on 
tin) and plantation agriculture (palm oil and rubber) have led to new villages and 
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settlements over the last 150 years in organised forms (processing areas and housing 
of management and workers). In Perak, where the immigrants were attracted by the 
rich tin ores, spontaneous and rapid growth of many urban centres occurred, resulting 
in vast urban development. Selangor’s mining activities and the concentration of 
political and administrative functions gave rise to “nodal-point” development. Many 
of these have grown into urban settlements generally through unplanned accretions. 
Of these Kuala Lumpur, Penang and Johor Bahru have grown as main regional 
centres of Malaysia.  
 
Malaysian urban area tends to evolve into a conurbation. For instance, Kuala 
Lumpur as the capital city of Malaysia has undergone vast development. It has 
evolved into a conurbation with multiple nodes. People migrate to suburban area 
such as Petaling Jaya and Puchong and even further to Shah Alam. Figure 1.1 
illustrates the net migration in KL from year 1975 until 1997. Government 
departments also were relocated phase by phase into the newly planned township 
new administrative centre in Putrajaya. Another example, Penang as the northern port 
city also expanded further to the outlying areas. This has lead to minor population 
decline where people choose to live further from city centre. The out-sprawl is 
gaining momentum especially in some old urban centres. Table 1.1 indicates the  
decreasing of population living in Malaysian major urban centres.   
 
Table 1.1 : Population Trend in Major Malaysian Urban Centres 
Urban Centre  1980  1984  1991 1998 2000  
Georgetown, Penang 248,241 - 219,603 - 181,380 
Kuala Lumpur Central Planning Area - 172,420 129,378 128,305 - 
Johor Bahru Central District - - 29,000 - 26,000 
Taiping 146,002 - 200,324 - 199,296 
Teluk Intan 49,184 - 62,329 - 60,716 
Sources: Malaysia Statistic Yearbook 1998, 2003; CHKL, 2003 
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The phenomenon of decline is stated in Structure Plan Kuala Lumpur (CHKL, 
2003) in section 12.2.3(b):  
“In parallel with the decline of the City Centre residential population, there 
has been a commensurate drop in residential land area from 523 hectares in 1980 to 
288 hectares in 2000. The decline in residential land use in the City Centre is due to 
the redevelopment of some of the older housing areas into offices and other 
commercial uses. In addition to the areas of dilapidated housing in the City Centre, 
there are many older, low density housing areas occupying land which has a high 
potential commercial value. Pressures will remain on these remaining pockets of 
residential land to convert to more profitable land use, which, in turn, could lead to a 
further reduction in the inner city residential population.” 
 
 
Figure 1.1: Net Migration in Kuala Lumpur, 1975 to 1997 
 
Source: CHKL, 2003 
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Issues of urban sprawl have been addressed critically in several urban studies. 
It is undeniable that there have been issues relating to activities causing harm to 
human environment such as clearing of forest to accommodate urbanisation. Though 
Malaysian urban centres are morphologically different, these urban centres except 
the new one are encountering the urban decline. Although there is yet any grave 
consequence of piecemeal development, the alarming signs are rising.  Destructive  
trend in the foreseeable future is taking place. This is well supported by three main 
symptoms:  
i) From time to time, Malaysians are adopting or adapting development 
models or concept from western nations. Problems faced by western 
nation (from where we adopt the concept) will likely be faced by 
Malaysians;  
ii) Increase in occurrences of traffic congestion between ma jor roads 
connecting city centres and suburban areas in big cities. This is the most 
obvious pitfalls from supporting sprawl policy. The side effect is air 
pollution; and 
iii)  Increment of urban problems such as urban crimes. This is partly 
caused by the decrement of living community in the city centre besides  
lack of public surveillance. 
 
It is obvious that very little can be done by most countries to protect urban 
centres from global forces when industrialization takes on a global nature. Cities will 
have to find ways to fortify themselves against economic vulnerability (financial 
crisis), functional vulnerability (exceeding their functional capacity), and structural 
vulnerability (abandonment, neglect, or conscious damage to stock or real property. 
Cities such as Kuala Lumpur and Johor Bahru need to react fast to the global 
economic transformation, by making city centre more sustainable in all aspect to 
reduce the harm and thus benefited from this globalisation. 
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1.2 Statement of Research Issues 
 
This research is timely and urgent in the sense that prevention is better than 
cur e. Although the effects of urban decline is yet to be felt, Action should be taken to 
stop urban sprawl before getting worse. In Malaysia, these urban problems have been 
researched by many scholars but recommendations are towards urban revitalization. 
This research is initiated to address the above mentioned issues  and attempts to 
explore the possibilities of infill development as an approach to help reduce these 
urban problems. With this in mind, the research intends to address three core issues:- 
 
i) Problems created by suburbanisation policy 
 Malaysia’s capitalism and open market system let users of land bid for 
sites in accordance with what will maximize their profits and minimises their costs.  
In looking for wider living space, people tend to move further and further away from 
the city centre to avoid high rental and taxes. Those that remain in the city centre are 
lucrative commercial activities such as workplace and entertainment. As a result, the 
city centres are ‘dead’ after working hours. Suburbanisation policy creates 
accompanying problems as it increases commuting, car dependence and invasion on 
agriculture land. To Malaysians, as the living areas are far the work place, owning a 
car is a necessity. Traffic congestion becomes a common urban scene as people are 
forced to travel long distance daily from suburban to workplace in the city centre. 
Subsequently, energy consumption and air pollution escalate, followed by urban 
quality degradation, not to mention the plummeted living cost. 
 
Road Transport Department reported that the ratio of registered cars and 
motorcycles in Kuala Lumpur was 985.7 per 1,000 populations in 2000 which is 
approximately one vehicle per person. With 1.42 million population living in Kuala 
Lumpur and a high proportion of workers, it can be expected that a very high volume 
of traffic is clogging the city road daily. With sprawl, it is conceivable that trunk road 
leading to the city centre will soon choke itself to death especially during peak hour. 
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ii) City centre is foreseeing urban decline and decay effect 
 Under the current planning system, zoning system imitated is widely 
practice. Instead of tapping into the potential of proximity to existing facilities, new 
lands are urbanized to accommodate more buildings and cars. New towns are less 
sustainable physically and economically. Old city centre becomes mono-function 
which tends to be more commercial orientated. The city is losing its population to 
suburban. Lacking of living community may reduce the public surveillance, that 
according to Jacobs (1969) is part of the delicate system in reducing urban crimes. 
The c ity becomes economically unsustainable due to lack of living community as the 
core consumers to product and services. 
 
iii) Current practices post an obstacle to urban infill development. 
 Malaysian city centres are loosing population similar to what European 
and American cities are experiencing for the past 30 years ago. Although there are 
some infill developments being undertaken, these are haphazardly done and not well 
guided. The developers may not realise the obligation of developing a precious 
parcel of land within the city centre. The outcome could further aggravate the city 
centre if these developments are not being well planned and designed. Generally, this 
has been the norm of real estate industry, emphasizing on profit while promoting its 
property as one of the best in town.  
 
 Urban infill housing is a tool to revitalise the function of city centres as 
places to live, work and do business. There is no awareness of the importance of 
better urban infill guidelines. Most of the local authorities are using the existing 
typical development control as a guide for urban infill. The one -size -fits-all approach 
is simply not realistic because of the significant differences between developments.  
Although much efforts and money have been poured in to formulate guidelines and 
standard for urban infill development , it is not fully utilised by local authority. Some 
guidelines do address issues of infill compatibility, but these lack great detail on 
actual implementation. There should a specific guideline for infill development with 
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detail explaination on implementation if it is to be utilised by local authorities. 
 
 In some other local authorities, there are too much of guideline s for any 
urban development. Instead of facilitating, it turns out to be more of a constraint to 
infill developments. They are neither good guidelines nor comprehensive to 
accommodate more radical ideas. To retain and promote the expansion of existing 
businesses in these areas, the design standards should incorporate flexibility into the 
traditionally regulated areas of density, lot size, setbacks, building coverage and 
building or ientation. Instead of facilitating infill and redevelopment in a manner that 
contributes to and upgrades the older, established character, the guidelines are  
perceived as an obstacle.  
 
 Indeed, many of the current guidelines are just that - they are rather vague 
and not well practised. This puts local government staff and reviewing bodies in an 
unenviable position of having to negotiate certain design aspects of each 
development from scratch. On the other hand, developers can never be sure exactly 
what is required of them until they are into the development process. Without 
guidelines and standards specific to such areas, the very character that makes these 
areas so unique will be threatened. It is essential therefore that infill and 
redevelopment respect and be sensitive to existing local urban character.  
 
 Abandoned projects start emerging due to unskilful risk management. 
Every abandoned site comes with problems. The procedure of revitalising such sites 
incurs high cost and long procedure. Infill development has become the least 
preferred project among the construction field. This may due to constrain and 
complication in developing an abandoned site. On the other hand, “lost spaces” in the 
city centre are potential for development (Trancik , 1986) , these vacant land are 
usually converted easily into public realm and greenery voted by so-called 
enthusiastic environmentalists and green supporters. 
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1.3 Research Goal and Objectives 
 
In searching for a better ways to urban design, this research underlined the 
research goal as: “To facilitate the adaptation in Urban Infill Housing towards 
re-creating a vibrant Malaysian city centre.” This goal can be achieved by fulfilling 
these research objectives: 
 
i) To understand the approaches to urban infill housing, 
ii) To understand the challenges in urban infill housing industry;   
iii)  To examine the current best practices of urban infill housing in selected 
countries; and 
iv) To explore and address the challenges of urban infill housing that are  
applicable for Malaysia. 
 
 
 
1.4  Research Questions 
 
Four fundamental enquiries or questions have been posed to facilitate the 
research process with Malaysian context in mind:- 
i) Why do we need urban infill particularly housing component in the city 
centre? 
 
ii) What are the aspects or factors that contribute to a successful infill 
housing development especially in repopulating the city centre? How 
should we go about to repopulate Malaysian city centres through infill 
development?  
 
iii)  What are the factors that inhibit urban infill development? Can our 
current system absorb such urban infill method? 
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iv) What is the appropriate design and image suitable for our city centre? 
 
 
 
1.5 Research Purpose and Significance 
 
Infill developments are taking place but somewhat haphazardly around major 
city centres in Malaysia. These are relatively new activities with many unforeseen 
challenges waiting along the way. The question is whether the current planning 
practice is able to accommodate for such a turn-around development trend? This 
research hopes to lay a foundation towards  understanding the concept on urban infill 
development, especially infill housing by:- 
 
i) Understanding of the economics, social, and political functions of inner 
cities , and thus develop concepts and approaches to design effective 
multi-sector and multi-agency urban centre revitalisation programmes 
that are suitable for the Malaysian city environment;  
 
ii) Learning from other countries’ experience. Comparative study on 
foreign experience provides the background knowledge in formulating 
ideas for local urban and revitalization and repopulation process; 
 
iii)  It serves as a reference not only to the local authorities but also for 
planners and developers to provide developers an overview of 
opportunities and challenges of developing infill housing; and 
 
iv) Increase projects’ implementability and market value. Proven financing 
and marketing strategies learned may increase projects’ feasibility and 
lower possibility of failure. 
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This research is expected towards assisting urban policy-makers, urban 
development authorities, as well as various other stakeholders to better understand 
and apprec iate the realistic and comprehensive infill strategies, mechanisms, tools 
and instruments that needs to be adopted to improve and strengthen the capacity and 
effectiveness of managing the urban re-development process in the developing better 
living city centre. 
 
 
 
1 .6 Research Methodology 
 
This research is meant to be an exploratory and explanatory in nature. The 
research methodology is designed to facilitate the process of adaptation in 
accordance to research goal and objectives. It is generally organised into three main 
stages:- 
 
i) Literature Review 
This research begins with an extensive literature review on every possible 
related literature before deciding on the research framework. Later, an intensive 
literature review on selected materials perfectly related to the focus of study. Indeed 
literature reviews have been the back bone for the entire research process.  
 
ii) Comparative Study  
The purpose is to study housing practice in the context of urban renewal in 
different countries, in which housing and urban regene ration initiatives and 
innovations in the selected countr ies will be compared with those in Malaysia. A 
series of longitudinal comparative case studies in different fields or sub-fields of 
infill development or redevelopment in the  USA and Great Britain will be carried out. 
The principal mode of data collection will entirely base on exhaustive literature. The 
researcher will trace the significant differences of the field in each location, analyze 
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and compare these fields or sub-fields.  
 
iii)  Systematic Adaptation Process  
Other than some universal principles, some practices of urban infill housing 
are context sensitive. To ensure urban infill in Malaysia will not result in mismatch 
due to incompatible solutions, some adaptation measures are necessary. The analysis 
and findings from the comparative study alone will provide the input for this 
adaptation process. A comparative study will be carried out to learn from other 
experience in terms of urban infill development. These solutions were then being 
modified to adapt in local city centre context. This is the core of this research.  This 
process is to ensure a smoother process, more efficient financial mechanism and 
better integration with the existing development procedure.  
 
 
 
1.7 Structure of Re search 
 
This research report is written in seven (7) chapters. The introductory chapter 
addresses the underlying research background and formulation of the methods of 
inquiry of the subject. The Chapter Two reviews the terminologies used in the 
research. Chapter Three revisits some major design concept of urban neighbourhood 
and housing perspectives and followed by Chapter Four on a review of some 
sustainable housing design applicable in Malaysian city centres. Chapter Five 
presents a comparative analysis on infill development st rategies and practices in 
America and British. Chapter Six discusses the innovation on infill housing 
development and Chapter Seven comes up with some recommendations in the quest 
to infill hous ing as a means to revitalise urban Centres. 
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CHAPTER 2 
 
 
 
URBAN INFILL HOUSING AND URBAN VITALITY 
 
 
 
Devising methods to bring people back into the city centres is the aim of the 
research study. This urban repopulation is pertinent in Malaysia as the problems of 
urban sprawl are beginning to threaten us. There are ways of tackling urban sprawl 
but this research will only focus on urban repopulation as the key to creating vibrant 
central city. Urban repopulation will certainly relate to housing or the provision of 
living accommodations. At the outset, understanding the city centre in this  context is 
crucial to examine the appropriateness of residential component as a function in 
central city. As such, this chapter will provide the understanding of underlying issues 
which had prompted the  researcher into looking at the subject of urban infill 
development.  
 
 
 
2 .1 City Centre : The Heart of the City 
 
From extensive literature review, it has been discovered that some terms that 
being regarded to the city’s central area are rather confusing, i.e, city centre, central 
city, downtown, inner city and Central Business District (CBD). Some researchers 
used them interchangeably. However, some are similar but not the same principally. 
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Before discussing further on the topic of infill development, there is a need to 
comprehend what a city is all about and specifically what made up a true city centre. 
Only by understanding the concept of the city centre, will help to detect the missing 
link between today’s city centre and the true concept of city centre. Filling in the 
missing gap is thus more likely. The notion of city centre is such an enormous and 
complex concept. There is no intention of the research to provide a definition to the 
terms but it is necessary to revisit some selected view points about city centre as the  
central object of the research.  
 
 
 
2.1.1 City’s Central Area : A Terminology Review 
 
The cities are the most obtrusive by-products of that concept on the surface of 
the earth. A city by nature is a place where people congregated to earn a living and 
also a place in which people are interdependent because of an extreme degree of 
occupational specialization (Churchill, 1953). Cities exist because they are more 
convenient than other alternative forms of settlements. This convenience is common 
to virtually the entire range of social activities outside agriculture, but is particularly 
apparent in the cases of c ommerce and manufacturing (Rose, 1967). The central area 
that commercial functions congregated became the market places for goods and 
services exchange. Soon, people start to take advantage of the proximity to the 
variety of activities to fulfil their needs.  
 
The idea of centrality came before cities and has taken on different forms 
within the modern metropolis. ‘Centrality’ is more basic than urbanism, urbanisation, 
and perhaps even more complicated (Bird, 1977). City centres are the heart of cities 
that serve a variety of functions. These have magnetic force that conglomerate human 
activities. In a layman word, a city centre can be defined as “the heart of the city”. 
For a long time, city centres have been ignored in many places of the world. The 
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consequences have been economic and social decay. Increasingly, policy makers 
understand that well functioning city centres are keys to social, economic  and 
cultural development, not just for the urban core itself, but for the entire metropolitan 
region. Below is a list of terms commonly seen in the literature , however these are 
non-exhaustive:- 
 
i) City Centre / Urban Centre / Town Centre 
These terms are most commonly used among urban researchers and urban 
planners. This is a general term that refers to an urban area (areas) of public use, 
occupied by major administrative, political, social, cultural, educational, business 
institutions serving the town and the region within the radius of operation of the town. 
It is centrally located, delimited area accessible from any part of the settlement 
because of its situation which is related to the transportation network of the town and 
to its principal limits, especially its residential and industrial areas (Perenyi, 1973).  
 
ii) Central City 
As pointed out by Perenyi (1973) , geometrically ‘centrally situated’ centre 
exists in theory only. The principle of central situation may be modified by natural 
limits (rivers, mountains) and by the transport network, and the structure of public 
transport which brings places a long distance away close to the designated town 
centres.  According to Churchill (1953) the small town is the opposite of the city. Not 
to confuse with Walter Christaller’s Central Place Theory where city centres are 
regarded as the service centres for neighbourhoods or sub-centres or urban areas. The 
term centrality was introduced to distinguish between the size of a place and its 
central place importance. The word “central” here is referring to functional central 
area rather than physically or geometrically central. 
 
iii)  Inner city / Inner District / Area / Inner Urban 
The term inner city is understandable from the perspective of diffusion in the 
city where a city is divided into two major areas - the inner city and outer city 
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(Jordan and Rowntree, 1986). The Penguin Dictionary of Geography defines inner 
city as: An undefined area with a wide range of economic and social problems, lying 
within a long established, generally large, urban area. The term may be applied to 
such an undefined area, usually in economic decline, lying between the commercial 
centre of the city (central business district) and its suburbs. That is a zone usually 
characterized by the aged, run-down housing in multiple occupation by people with 
low income (especially new immigrants), people who stay for a relative short period 
of time, and a dwindling number of aged "local" people (Clark, 1998).  
 
According to Home (1982), inner cities are those zones of older (mainly 19th 
century) residential and industrial development, lying between the centres and 
suburbs of the major conurbations, where the physical, social and economic 
problems, usually called urban deprivation, are concentrated.  The term has enjoyed 
the apparently uncritical adoption of urban analysts and planners, particularly since 
American geographers Murphy and Vance (1954) carried out what were probably the 
first detailed studies of the nature and content of the city centre. As Horwood and 
Boyce (1959) have pointed out, to some it corresponds with the entire ‘inner city’ 
area (or downtown in the American jargon), whist to others it implies only the central 
core of shops and offices. There is a common point in the definition from Clark 
(1998) and Home (1982) , where both perceived “inner-city’ as twilight zone between 
real city centre and suburban.  
 
iv) Urban Core/ City Core  
The word “core” in urban core clearly suggests that it is the specific hard core 
area of a city. Outside of the core area are core fringe or inner core area and outer 
frame and this is more extensive than the CBD (Rannels , 1956). The city centre 
possesses an inner ‘core’, characterized by vertical development (Chapin, 1965) and 
an extreme concentration of intensive activities (Horwood and Boyce, 1959). The 
core is encircled by an outer ‘frame’ which is seen as a zone of less-intensive land 
use dominated by nucleation of such activities as wholesaling, light manufacturing, 
 17 
high-density residences, transport depots and institutional uses. Together, the core 
and the frame constitute the total city’s central area (Figure 2.1). This term to some 
extent is similar to the term of Inner C ity where it is also divided city into two major 
areas.  
 
v) Downtown 
Downtown is an American term is not much used in the Third World or in 
Europe, yet is useful because vague enough to cover the CBD, the urban core, and 
the inner city (where this exists); and, in addition, the word offers a suggestion of 
relative distance from a periphery towards and urban centre (Bird, 1977). Bird also 
states that this term perhaps could be defined as the original urban core, based on 
commerce, plus any urban core encroachment over areas originally wholly 
residential. Downtowns according to Wolf (1974) are those older business districts 
surrounded by various grades of mixed commercial and residential buildings.  
 
 
 
Figure 2.1: Diagram Shows Definition of City Central Area with General Illustration 
 
 
 
 
 
 
 
 
 
 
 
 
Inner City 
CBD 
Urban Area 
The City  
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vi) Central Business District (CBD) 
The term CBD, despite its popularity, however, has no standard meaning 
(Alexander, 1974). CBD first appeared in the Concentric Zone Model developed by 
Park and Burgess (1984) where he divided city into five zones. Each zone represents 
a different type of land use or activities in the city. CBD is the core area particularly 
for business and commercial purpose where the land value is highest and these 
commercial activities are clustered together for  their networking and communication 
advantages (Park and Burgess, 1984). The really essential central business functions 
appear to be the retailing of goods and services for a profit and the performance of 
various office functions (Murphy and Vance, 1954). 
 
Rose (1967) suggests that this type of argument arises from the 
‘pervasiveness of commercia l ethos, the reasoning of Murphy and Vance is 
somewhat narrow. As Jacobs (1969) has commented: ‘A CBD that lives up to its 
name and is truly described by it is a dud.” Gruen (1965) feels that the term is 
misleading in that it implies that the heart of the city is meant only to serve business. 
It is perhaps rather the district of centralized business, but it is too late to change the 
name now. As a result, the term will be avoided in this research and the less 
ambiguous and more suitable term ‘central area’ will be employed. 
 
It is a commonplace now to acknowledge the difficulties involved in drawing 
a boundary around the  inner city (Keith and Roger, 1991). Principally, there are also 
some differences between the city centre, town centre and urban centre (Table 2.1 & 
Figure 2.2). In simpler words, city centre is ranked highest among urban centres and 
town centre is at lower rank. Urban centre includes city centre and town centre as it 
is a general term. It refers to urbane nature of the general suburbs centre of the major 
conurbations or even neighbourhood centre. So, it is more appropriate to use the ‘city 
centre’ or ‘central area’ in the context of this research. As it is, the term ‘central area’ 
has always implied a larger part of the inner city that has the terms CBD and urban 
core. Regardless of what ambiguities exist, however, as this research focuses 
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attention upon the total assemblage of residential activity found within the central 
city, it is rational to assume that economically, residential landuse is not perfectly 
suitable to take up space in the urban core area. It is pertinent to bear in mind that 
urban centres are centrally in function but not geometrically central. 
 
 
 
Table 2.1: Comparison of Terms use for City Centre 
Terms  Zone  Key Characteristic 
Urban Centre  T5 Include the City Centre and the 
Town Centre  
Mixture of activities 
Central City  T4-T6 Generally refer to city centre 
Urban Core / City Core T6 The hard-core areas of an urban area 
With highest density built-form and 
more economically sound activities 
Inner City / Inner Urban  T4-T5 Area immediately surrounding the 
CBD 
Downtown T4-T6 General term used mostly by 
American  
Central Business District 
(CBD) 
T6/D Refer to core area with business and 
commercial activities 
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Figure 2.2: The Zoning Categories (Source: Duany and Plater-Zyberk, 1998) 
 
 
 
2.1.2 Types of Urban Centres 
 
Different context should have different treatment. Therefore, understanding 
types of urban centres may help the urban planners define a better strategy to tackle 
each of the urban centres uniquely.  The nature of an urban centre principally depends 
on the central role, character, built-up areas and structure of the town itself (Perenyi, 
1973). In the case of Malaysia, the type of towns is easily identified by its character, 
urban fabric and forms as these town centres are evolved from historical function of 
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economics. Thus the forms and fabric are pertinent to its function of economic 
historically. However, through planning interventions, the delicate character of town 
centres is threatened by implementing similar treatment. The laisser-faire economic 
further eliminates the differences between each one making Malaysian towns typical 
to some extent.      
 
A study carried out by the Urban and Economic Development Group in 1994 
identified five different types of town centre: market towns, industrial towns, 
suburban centres, metropolitan cities and historic/resort towns (URBED, 1994). This 
categorisation is adopted in this research. The characteristic of each type is shown in 
Table 2.2. 
 
 
 
2.2 Suburbanisation: The Causes and Effects 
 
The inner cities faced many of the same problems that big cities have always faced, 
for example, slum housing, poverty, congestion, to mention a few; but a distinction 
between the central, inner and outer areas of conurbations has become necessary, as 
better jobs and more affluent people have moved out to the suburbs, new towns and 
elsewhere. Some scholars relate it to the human behaviour that is too tough to be 
rectified and some scholars see it as the inescapable result of growth that human 
craved for. Although the causes of these urban problems are not absolute, 
suburbanisation is still believed to be one of the most significant contributors. 
Looking into the causal-effect relationship of suburbanisation may give some clues.    
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Table 2.2: Characteristic of Different Urban Centres in Malaysia  
Type of Centres Characteristic  
Market Towns 
(Ipoh, Seremban, 
Tapah)  
Relatively remote from other urban areas 
Traditionally served the needs of a substantial rural 
community 
Character and functions reflect a development over 
centuries rather than a specific period 
Buildings are largely domestic in scale  
Central street pattern has often been the same for several 
hundred years 
Typically small , population 10,000 ~75,000 
Also serves a rural hinterland  
Industrial Towns 
(Pasir Gudang, Shah 
Alam)  
Usually located close to other towns or to a 
Metropolitan city 
Grew rapidly in response to the needs of industry 
Some of the buildings are on a substantial scale 
Population 25,000~200,000 (maybe smaller for a 
mining community) 
Suburban Centres 
(Petaling Jaya, 
Damansara, Skudai, 
Butterworth) 
Close proximity both to similar centres and to 
Metropolitan City Centre 
On major route out of the city and has to cope with 
substantial amounts of through traffic  
Metropolitan Cities 
(Kuala Lumpur, Johor 
Bahru, Penang) 
Provide wide range of functions for large populations  
Have best road and rail links regionally 
Building are large in scale 
Many have a series of distinct quarters fulfilling 
different roles 
District population range from 250,000 to one million 
Provides a resource for a far larger catchments areas 
Resorts and Historic 
Towns 
(Penang, Brinchang)  
Have attraction or heritage that draw people to the town 
Population may include substantial number of retired 
people, students 
Source: Adapted from URBED, 1994 
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2.2.1 The Phenomena of Suburbanisation 
 
Suburbanisation or more well known as urban sprawl is dispersed, 
auto-dependent development outside of compact urban and village centres, along 
highways, and in rural countryside. The centrifugal processes of population moves to 
peripheral areas from the urban core are at least half-century old. It started when 
Ebenezer Howard developed garden cities for deep concern of social and 
environmental welfare for the people, later exploit by land developer for profit 
motive, taking advantage of the dissatisfied and crowded city dwellers of the 
industrial cities. High land pushed it further and further away from centres. Suburbs 
were laid out miles from existing community facilities, to maintain new 
neighbourhood life, new sub centres were created, and suburbia process carry on 
(Morris , 1997). Many specialists who have studied this issue talk about sprawl as a 
kind of centrifugal force. It continually spins resources and residents from urban 
centres to urban fringes, from urban fringes to nearby suburbs, from nearby suburbs 
to outlying suburbs, from outlying suburbs to ever-distant rural developments. It is 
apparently a never-ending cycle, churning communities in urban, suburban, and rural 
areas.  
 
Landuses tend to be arranged according to their ability to bid for specific 
locations. The value of land within cities, therefore, should display some spatial order. 
This has been proved by land economists using models for the analysis of supply and 
demand relationship and the pricing of land in the marketplace. Knos (1962) proved 
this in his study of Topeka (Kansas, United State of America) that land values would 
vary inversely with the distanc e from the centre of the city. The consensus of most of 
them is that distance from the location of maximum access is an important, though 
not the sole, factor producing spatial variation values. This has been the main reason 
for many developments sprawling along the major trunk roads. Park and Burgess's 
(1984) classic descriptive model of concentric land use patterns in Chicago was a 
better description of cities at the turn of the century than it is today. Sectoral patterns 
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along major transportation routes are certainly a common feature of modern cities, as 
are clusters of activities at key locations within the city.  
 
 
Empirical studies of the internal arrangement of economic land uses within 
cities in developed countries tend to show three important features. First, all cities 
contain a central business district (CBD), which rent theory would predict, though 
especially in Kuala Lumpur city centre’s importance as a major centre has been 
declining. Second, most cities have an industrial zone (not necessarily a continuous 
one) surrounding the CBD with manufacturing industry extending along particular 
transportation lines and, more recently, industrial clusters in more peripheral 
suburban locations. Third, most cities contain a transitional zone close to the centre, a 
zone of incipient speculation. 
 
 
 
2.2.2 Causes of Urban Sprawl 
 
There are a few reasons for the movement of suburbanisation in Malaysian 
cities. First, “if you build it they will come,” appears to hold true with transportation 
infrastructure: cities that build freeways will sprawl; cities that emphasize transit will 
not. European cities have mostly abandoned large road building and have used rail 
transit to focus development and encourage revitalization. Second, one of the 
underlying dynamics for sprawl, the need for large expanses of land to create jobs in 
manufacturing, is no longer present. Jobs, especially the high paying jobs, are mostly 
being created in information-related services. Rather than favouring scattered 
development, the information-based city needs intensive areas where people can 
meet to share their expertise, to plan and develop their projects. 
 
Third, over several hundred years, cities worldwide have tended to develop 
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based on a half-hour average journey to work. Motor vehicles and freeways have 
taken sprawl about as far as it can go in most large auto-based cities. Sprawl seems to 
have reached its political as well as its environmental limits. Fourth, cities that 
prioritize freeways and sprawl spend a much higher proportion of their wealth on 
transportation, i.e, 12 to 16 percent of gross regional product, compared to 4 to 8 
percent spent by cities that prioritize transit and more compact development. “Smart 
growth” is smart economics (Newman et al., 1999). 
 
Malaysia has always advocated policies of balanced development. These 
policies encourage emergence of new settlements out of the existing town centres 
which many regarded as progress. This urbanisation involves partly political factors 
which are also out of the concern of this research. But what is clear is that these 
development styles have put us in an embarrassing status where our culture has been 
related to all those problems we created. Prior to economics development, many 
cities have adopted zoning as the key tools in intervention of development. The 
origin of this planning tool is out of the focus of this research but the initial objective 
of zoning is to minimise the bad relationships and bad effect between landuses. 
Application of zoning without understanding its purpose defeated the initial purpose. 
Urban sprawl is one of the results. 
 
Since the end of World War II, most of the developed countries have been 
obsessed with the desire to improve conditions for cars, not people, primarily 
through enormous subsidies for road widening and construction of free parking. Not 
only does this obsession worsen conditions for motorists (at great public expense), it 
traps communities in a vicious cycle that delivers a declining, sprawling, financially 
bankrupting future--regardless of the quality of regulations, plans, planners, or 
elected officials (Nozzi, 2003). Rudlin and Falk (1999) have the same opinion to this. 
They expressed that the current pattern of housing development is inextricably linked 
to the growth in car use, to environmentally unsustainable patterns of life, to the 
increasing polarisation of society, and to the decline of large parts of our cities. The 
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patterns of activities we see in the city resulted from thousands of individual 
decisions made regarding location. The end result of such decision might be the 
expansion at the city’s edge or the relocation of activities from one part of the city to 
another (Jordan and Rowntree , 1986). There is no dearth of land on the fringes of 
most cities. Land appears to be available in large tracts, easily assembled, at 
reasonable prices. There is no cost for tearing down old structures. There are often 
fewer controls in the outlying city, no rigid building code and zoning regulation. 
These factors attract the builders to the fringe land. 
 
Urban decay is when parts of the city become run down and undesirable to 
live in. The city centre itself, has above-average crime rates, poor self-esteem, 
relatively low health status, relatively poor educational attainment and crucially poor 
employment positions and prospects – all symptoms of urban decay which evidently 
requires immediate action. It causes economic (money), social (people) and 
environmental (our surroundings) problems.   
 
The same phenomena happen to all Malaysian cities where all the 
super-duper-hyper-mega shopping malls compete to be the best by being the biggest. 
Providing the best facilities will add a competing edge to these stores for sure. For 
instance, larger sites are dedicated to free and ample surface parking spaces. For the 
competitiveness, they could not help to start locating itself out of town due to lower 
land cost as exampled in Kuala Lumpur, Melaka, Seremban and Johor Bahru. The 
families who are to live in the new homes are also attracted to the fringe in search of 
human values for themselves and their children; openness, greenery, plays space and 
community feeling. Low taxes are accepted happily, without too much thought for 
the inadequacy of services that go with them. Cars become a necessity instead. 
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These causes can be further summarised as below:- 
§ Public investments in roads, public buildings, water, sewer and 
other infrastructure in peripheral areas; disinvestment in existing 
centres; 
§ Land regulations that promote spread out, land consumptive 
development; 
§ Consumer desire for rural lifestyle with large homes and large yards, 
safe environment and less traffic congestion; 
§ Preference of business and industry for easy highway access, plenty 
of free parking and corporate identity; 
§ Demands of commercial tenants for particular locations and designs  
for buildings and sites; 
§ Other public policies, including tax policies and utility rate policies; 
§ Higher costs of development in older, traditional centres; 
§ Lower land prices in peripheral areas; 
§ Telecommunications advances; and 
§ Commercial lending practices that favour suburban development. 
 
 
 
2.2.3 Effects of Urban Sprawl 
 
From extensive literature review, the researcher observed that the entire 
emergence of urban problems is well justified when one relates it to the phenomena 
of suburbanization. The vicious cycle of these urban problems has the same cause 
-urban sprawl. These cause urban decline in the city, urban decline lead to urban 
decay due to migration of inner city population. When the living population in city 
began to decline, people who are too poor to relocate themselves into suburban will 
remain in the city as slum-maker. Urban crimes happen due to urban poverty.  Despite 
all these positive signs, the threat of an unhealthy central city is very real. Rapid 
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growth in the suburbs has drained some of the life out of our heart. Many cities, 
which have let their inner city districts become run-down, have paid a high price with 
empty buildings, falling property values and escalatin g crime. Huxley (2000) used 
the term “Doughnut City” effect to mimic the loss of population to suburban. 
 
Researchers in America studying the effects of sprawl believe there may even 
be a link between the suburban lifestyle and the country’s appalling rate of obesity, 
which leads to a variety of health problems (Valentine, 2004). A recent study by 
Frank et al., (2003) indicated that people who live in areas of low building density 
tend to weight more than people in higher-density, mixed-use areas.  
 
Sprawl is taking a grave toll on our environment and the way we live, giving 
us mind-numbing traffic, ugly strip development, fragmented communities, and loss 
of open space. The result of suburban expansion was the emergence of satellite cities  
and ribbon development, the exploitation of the frontage of main roads leading out of 
town for housing purposes. This process is still devouring our rural areas in a most 
chaotic manner, and is cutting into the remaining green areas between the scatted 
housing zones. In the seemingly disconnected jumble of subdivisions and empty 
downtowns, a sense of place seems harder and harder to find. The effects are 
apparent: endless driving and frequent traffic jams, aggravated pollution, fragmented 
communities and degraded rur al and natural areas (Calthorpe , 1993). However, the 
parallel growths of the geographical abstraction that we call “city” and its 
government-cum-revenue accompaniment have tended to keep pace with suburban 
migration, and the cities have remained fiscally healthy.  
 
Urban sprawl is recognised as problematic phenomena by environmental 
design profession including urban planners and urban designers. In many cases, 
preserved green lung was manipulated as lucrative sources by some unscrupulous 
developers. In addition, there are newly voiced environmental concerns about the 
careless attrition of agricultural lands, the carrying capacity of new ex-urban areas 
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for intensive development, and so forth.  The oil crisis, which is a useful 
chronological terminus, has made apparent the significant costs to our society of 
continuing to abandon the central city. For example, sprawled suburban development 
implies excessive usage of oil, both by individuals driving for daily needs and by the 
public sector, which has to service the  scattered housing units (Stead, 2000). 
 
New cars have improved fuel efficiency from the 1973 rate of 13 mpg to 29 
mpg in 1989. Yet we continue to lose ground in our efforts to reduce fuel 
consumption. Sprawl-induced increases in automobile travel outweigh the improved 
fuel efficiency. Similarly, despite tightened tailpipe emissions, pollutants are 
projected to be worst in 2010, because of increased travel (Calthorpe, 1993). 
Compact development also takes development pressure off of sensitive lands, which 
have important functions such as wetlands and wildlife habitat.  
 
And while these effects are plainly visible, sprawl also carries a large hidden 
price tag; it places fiscal burdens on cities and towns to extend services and 
infrastructure -- new telephone lines, sewers, police and fire service -- to outlying 
areas, even as their downtowns are drained of economic vitality. But studies dating 
back to at least 1973, and confirmed by more recent and detailed research, show that 
when growth occurs out in the remote suburbs, local government must pay 
considerably more for new roads, sewers, schools, police, fire protection and parks 
than if the growth occurs close to the centre of town (Nozzi, 2003). These may lead 
to urban disinvestment and economic hardship for government. 
 
Burchell (1998) conducted extensive studies of the relative costs of 
continuing future growth through sprawl. He has consistently estimated that urban 
area will continue to grow via sprawl, as opposed to more compact forms of growth, 
will cost about 20 percent more for roads and land, and lesser additional percentages 
for schools, housing, and public services. The main reason for these differences is 
that more compact growth puts higher percentages of future population on in-fill 
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sites in existing built -up areas, thereby using less open land and saving on the 
construction of new roads, sewer and water systems, schools, and other public 
facilities. Over long periods, the resulting savings in just one state can amount to 
many billions of dollars. Achieving these savings in public outlays creates a 
potentially strong incentive to substitute more compact growth for future sprawl. The 
effects brought by urban sprawl are uncountable and Table 2.3 lists some of it. 
 
 
Table 2.3: Effects of Urban Sprawl 
Aspect Effects 
Quality of Life Increase in auto dependency, fuel consumption, and air pollution  
Increased commuting times and costs  
Reduced opportunity for public transportation services  
Increase in health problems in children and adults due to 
sedentary life style  
More time in cars and less time for family, friends and recreation  
Loss of sense of place and community decline resulting in:  
§ Fragmented and dispersed communities and a decline in 
social interaction Isolation of some populations, such as poor 
and elderly, in urban areas 
§ Decline in vitality and economic and fiscal viability of 
existing urban and village centres 
Economic 
Aspect 
Excessive public costs for roads and utility line extensions and 
service delivery to dispersed development  
Decline in economic opportunity in traditional centres  
Premature disinvestment in existing buildings, facilities and 
services in urban and village centres  
Relocation of jobs to peripheral areas at some distance from 
population centres  
Decline in number of jobs in some sectors, such as retail  
Isolation of employees from activity centres, homes, day care and 
schools  
Reduced ability to finance public services in urban centres  
Environmental 
Aspect 
 
Fragmented open space and wildlife habitat 
Loss of productive farmland and forestland 
Decline in water quality from increased urban runoff, shoreline 
development and loss of wetlands  
Inability to capitalize on unique cultural, historic and public space 
resources (such as waterfronts) in urban and village centres 
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2.3 Back-to-City Movement 
 
Calthope (1993) in his book The Next American Metropolis argued that 
stopping sprawl is not just a utopian theory, it is an active practice. By using the case 
studies, he proved the point tha t solving sprawl was best summary of the real choices 
in building better communities today. Quotation from the statement by Don Chen, as 
director of Smart Growth America also comes to the same conclusion that “Solving 
Sprawl” offers exactly what developing communities need, exactly when they need it 
(NRDC, 2003). Perhaps the most important lesson concerned about suburban sprawl 
and loss of open spaces is that by levelling the playing field between brownfields and 
greenfields development, urban revitalization efforts can become more successful in 
shifting more growth back into existing urban centres. 
 
It is apparent that urban problems are mostly caused by suburbanisation. It is 
acceptable that population is the main asset in the city that is too costly to loose. 
Thus, there is a need to investigate into ways to attract population back into the city 
or retain the existing population within the city. The following discussion will 
examine such efforts to reverse these suburbanisation effects.  
 
 
 
2 .3 .1 Urban Revitalisation Revisited 
 
Revitalisation is about people in places. In a regional context, it is  about 
bringing people back to traditional centres. Crudely speaking, more people bring 
more economic activity, thus making a centre successful. Economic re-orientation of 
the type described earlier is about giving people more reason to be in and stay in a 
centre, which is something that urban design can also help to do.  
 
The metropolitan-technological frontier gave birth to the urban revitalization 
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movement, which soon became part of the continuing frontier process. The 
distinctiveness of urban revitalization lies in the fact that it is concerned with 
reutilisation of space for the people, not for the ruler. In the past, cities were allowed 
to naturally decay or, if renewed, were rebuilt at the whim of rulers seeking 
self-aggrandisement through the construction of great monuments or great 
boulevards. The residents of the areas affected were simply displaced.  
 
Signs of central and inner area revitalization are now emerging in many large 
US cities, including New York, Boston, Denver, Philadelphia, Seattle, and San 
Francisco. Cic in-sain (1980) observed that the  evidence of neighbourhood 
revitalisation activity in central city neighbourhoods across America around 1970s 
resulting largely from a variety of private market forces, demographic and life-style 
changes, and to some extent, also to government policies. Variously labelled as 
“gentrification,” “back-to-the-city movement,” “return of chic,” “urban renaissance.” 
Urban Renewal movement have started as early as 1950s in American cities which in 
many ways, clearly pursued physical approaches to revitalisation. This is due to the 
federal policies promoting major projects in metropolitan resulted in mass 
suburbanisation (Rosenthal, 1980). As a result, much blame has been laid to federal 
government for the decline of the central city.  
 
American used to call reversal movement of suburbanisation as Smart 
Growth. Why is “smart growth” happening? There are many reasons for this – 
reducing greenhouse gases, facilitating the new economy, saving landscapes – but 
common to all is the desire to rebuild community. Those cities we have studied 
where “smart growth” is being implemented have responded to the visions of their 
civil society for a better community. “Smart growth” is a grassroots movement.  
 
Urban revitalisation, on the other hand, is based upon the notion that cities 
could be renewed for the sake of their residents. It is part of the 
metropolitan-technological frontier in that renewal not only involves new 
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technologies but represents the effort to restore health to particular segments of 
metropolitan area. Elazar (1992) perceived urban revitalisation as a form of urban 
reclamation, the provision of opportunity through the reclaiming of space otherwise 
abandoned or in the process of being abandoned. As urban revitalisation developed, 
it added another element to the frontier equation – first to generate opportunity 
through reclamation and then to generate community as well. Instead of offering new 
definition, U.S. Congress (1974) set a broad framework for Urban Revitalisation 
(U.S. Congress , 1974 in Rosenfeld, 1980):- 
 
The primary objective of this title is the development of viable urban 
communities, by providing decent housing and a suitable living environment 
and expanding economic opportunities, principally for persons of low and 
moderate income.  
 
In this research, urban revitalisation is defined as a curative approach that 
intends to reverse the process of physical deterioration and socio-economic decline 
that prevents urban areas and their inhabitants from being an integrated part of the 
current urban development process. Thus, urban revitalisation brings the social and 
cultural milieu, derelict land and obsolete buildings, urban spaces, local economies, 
infrastructure and services back to the dynamics of urban life by integrating them 
physically, economically, administratively, socially, juridical and politically to the 
city’s systems.  
 
Urban centres loosing the advantages due to lack of living community. One of 
the ways to regain the advantages is  to repopulate these urban centres. The following 
section will deal with the revitalisation as a way towards building a more vibrant city. 
The ultimate aim of city centre revitalisation is to create a vibrant, exciting, safe and 
sustainable central city heart; a heart with a strong and healthy economy, 
environment, culture and society. This is in  line with the principle of sustainable 
development. 
 34 
2.3.2 Approaches to Urban Revitalisation 
 
In terms of “re-urbanised the central city”, intellectuals offer lots of 
suggestions and views. Some are more physical oriented and some are activity 
oriented that can be carried out with physical development, policy enforcement, and 
encouragement such as subsidies or loan. At the same time, there is far less 
agreement about the best approach to taming the component forces of sprawl, which 
include a controversial mix of consumer preferences, real estate profits, and public 
policies that affect everything from air pollution to school and road construction to 
sewer and water services to zoning. 
 
The meaning of urban revitalisation is very much in the eye of the beholder. 
At least three normative models may be found in discussing the subject. First, one 
might seek to reconstitute the central city that existed prior to earlier period such as 
World War II. This needs an extreme goal and radical reversal of those economic and 
social relations whic h have largely been destroyed in the course of development 
(Rosenthal, 1980). A more realistic alternative involves a vision of a scaled-down but 
revitalized central city. The hallmark of this second model, however, is selective 
revitalization, which means focusing resources on those special features of each city 
most likely to attract and hold business and residential investment.  
 
The way urban revitalisation initiatives are conceptualised and put into 
operation is closely associated with the way both urban degeneration and 
revitalisation are perceived as opposite by those who are responsible for planning, 
managing and implementing initiatives to reverse this process of decay. It is also 
influenced by how urban problems - for which revitalisation is designed as the 
solution - are understood. In order to translate this broad concept into action, it is 
imperative to define the meaning and scope of urban revitalisation as a policy, 
program and project approach to renew and adapt neighbourhoods, sites, buildings 
and urban spaces to current needs and demands (Acioly, 1999). 
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In any case, parts of central cities continue to display certain advantages of an 
institutional and economic character which make them attractive to a range of 
populations. Thus, a third model suggests an even less ambitious set of goals. It 
might be characterized as “suburbanizing the central city” and depends upon making 
the central city attractive and safe again to the  middle class. Such an image is 
consistent with the notion of multimodal metropolitan areas in which the central city 
becomes simply one of many specialized economic and social locations. Rosenfeld 
(1980) proposed three basic approaches to urban revitalization:  
i) Central city commercial and industrial development; 
ii) Attracting middle -income residents back to the central city to live, and 
iii)  Improving low -income residential environments both physically and 
socially. 
 
The approaches may seem unfair  and unjustified.  If the residents are needed 
in city centre, there should not be only middle-income group. This could  create other 
problems such as urban gentrification or polarisation by merely attracting 
middle-income or low-income group.  From its core concern, all of the revitalisation’s 
strategies can be educed into three major approaches:- 
 
i) Urban Enhancement 
Urban Enhancement is the most well know n approach practised throughout 
the world and it is getting popular among the developing countries. The typical 
strategies will be pedestrianization or widen boulevard or promenade along water 
bodies. Urban enhancement is believed to be relatively too superficial although it 
might be useful in encouraging better social contact and interaction. But the 
underlying assumption of urban space enhancement is there are already peoples there. 
By just improving the facilities and linkages of spaces, the city will be in a better 
manner and thus, become more functional.  
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ii) Urban Animation (Entertainment) 
Revitalisation strategies can also include ‘cultural animation’, for example 
bringing markets, street festivals, major concerts and community events into CBD 
areas, as part of a co-ordinated program of activities to stimulate activity in the CBD. 
These events not only help to re-assert the cultural and community primacy of the 
CBD, but bring more people in to the centre, which has positive economic spin -offs. 
Urban design can help to support ‘cultural animation’ by designing for all the 
impacts a range of major events can have impacts on, for example good access, 
ample parking, attractive surfaces, shelters, seating ,stages, etc. Another type of 
urban animation is entertainment oriented such as introducing more functional 
landuse component including entertainment and leisure element and sport facilities.  
 
Bender (2003) examined the use of Urban Entertainment Centres (UEC) as a 
catalyst for downtown revitalization and found that despite the comparisons to past 
urban revitalizations attempts and worries of failure, the UEC does serve a purpose 
and while the location and design of the UEC, in one hand, bridges the cultural 
attractions, offices, and other downtown venues, it in the other hand provides a 
feeling of the suburbs in an urban setting. The UEC therefore is part of that blur 
between shopping mall and the city street which gives one the sense of being 
downtown and ‘in the city’, but really in the same type of programmed environment 
as in a shopping mall. Only in the UEC, every design is geared towards the selling of 
product or service, wit h nothing left to chance. 
 
From the conclusion made by Bender (2003), it is clear that the solution is not 
involving nor benefits local residence but the business and commercial activities. 
This may seem to be a less sustainable method of revitalizing city although it may 
create an illusion of vibrant city in minimal time. Core to cultural oriented 
revitalisation strategies is informal activities. Entities regard to cultural including 
habitual action, festival and Sitting, eating or leisure activities. This is strongly 
emphasized by Syed (2004) that “Cities should not only generate activities in the 
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form of entertainment that are generally patronized by the younger generations 
during the night as in the trend of many other major cities in the world.  Enhancing 
the quality of urban environment is essentially an important task these days but this 
does not necessary means the approach of inserting with activities that generate 
social and moral discordance and promoting a decadent society.”  
 
iii)  Urban Repopulation 
The strategies that do not tackle problems at it s root may not be a good 
solution in long run. The root of urban decline is loosing population; more 
specifically is the living community. Thus the straight forward solution will be 
repopulation. The fundamental to these boiled down to having people in the city 
centre. Obviously, revitalisation is about people in places. In a regional context, it’s 
about bringing people back to traditional centres. Economic re-orientation of the type 
described earlier is about giving people more reason to be in and stay in a centre, 
which is something that urban design can also help to do, through urban structuring, 
the making of the ‘urban edge’ and creating settings for a range of activities. 
 
The approaches of urban animation and urban enhancement do have some 
merits in terms of creating a more vibrant city, but they are less effective. When 
come to creating a vibrant city centre, the question fall back to the need of constant 
population who really consume the products and ser vices, and which their daily 
activities is associates as the local culture. But of course it is unfair to draw a bad 
name on both approaches as they also contributed to revitalisation. The approach of 
urban repopulation deals with the basic element of urba n vitality which is the people. 
Nonetheless, repopulation alone is not sufficient; other approaches are needed to 
further strengthen its effectiveness. Urban animation especially facilities needed to 
provide more satisfaction and create stronger attracting to reverse flow from 
suburban. Urban enhancement program are useful in creating a better urban system 
and good urban forms to accommodate activities.   
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2.4 The Needs for Infill Development in City Centre  
 
As postulated in previous part that in reclaiming the importance of the city 
centres, population remain as the fundamental issues. The needs of population in the 
city centres clearly indicate that the needs for house. This is a straight forward logic. 
More choices of houses in city centre will possibly attract more household. Infill 
development is also seen as a method of preserving land while accommodating 
growth. Infill development is becoming increasingly popular as a respond to some of 
the current and future concerns of our cities. It can be means of protecting and 
enhancing as well as revitalizing older neighbourhoods.  
 
 
 
2.4.1 Context of Infill Development 
 
Infill does not have a tight definition. As a concept, it is being used for many 
purposes and can be applied to a variety of urban or built -up environments. Urban 
infill or redevelopment, sometime call “refill”, was seen as an approach for urban 
revitalisation. Infill development is simply mean filling in activities within existing 
developments. The reality is infill approach may or may not include physical 
development. 
 
Infill development is the construction on vacant parcels of land that are 
usually served by utilities and surrounded by older urban growth. The infill 
developer will take an underutilized lot located within an existing development area 
and maximize the use of that lot, usually in a new way radically different from the 
former use. Urban Land Institute (1982) concludes that infill development should 
probably continue to be loosely defined as the process of developing those parcel 
bypassed during the normal course of urbanisation.  Similar to Real Estate Research 
Corporation (1982) which define infill development as “the economic use of vacant 
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land in urban areas where water, sewer and other public services are already in place” 
(Moundon, 2001). Suchman (1997) describes infill site as “vacant or underused 
property that is located within a developed area”. A less limiting definition that 
encompasses not only vacant land but also abandon structures underused historical 
building and properties that are served by old and possibly inadequate infrastructure.  
 
The researcher feels that infill development should not only be in line with 
physical development but involves the re-injection of life into the existing city 
centres. Nonetheless, it should also include the context of social and cultural 
revitalisation. There are more appropriate definition by National Governors 
Association, 2000 which postulate infill development is a planning tool designed to 
revitalize existing communities by promoting the development of new homes, 
commercial buildings, and public facilities on unused or underutilized lands in 
existing urban centres. A community can be revitalized by effective use of infill and 
redevelopment. This revitalization can promote downtown businesses, pr ovide 
adequate and affordable housing on existing infrastructure, and reduce consumption 
of resource lands and environmentally sensitive lands (National Governors 
Association, 2000). 
 
Urban infill development is often narrowly defined to include certain types of 
relatively high density development on vacant parcels of land in certain types of 
urban areas. For the purposes of this research, the term “infill development” is used 
more broadly to include not only the development of vacant parcels of land, but also 
may include the demolition, reconstruction, or substantial renovation of buildings or 
underutilized sites that may have been previously developed. This description could 
also include development or re-use of all vacant or underutilized land. Infill 
development occurs in a variety of forms, though typically it is small-scale 
residential or commercial development. 
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Smart (1985) views “infill development” as a means of reducing 
infrastructure investment, improving tax bases and often restoring vitality to 
declining neighbourhoods. Infill Development brings new life into the city, 
physically, socially and economically. They can lead to a positive domino effect for 
further urban revitalisation by creating models of success on which additional future 
investment can be built. Although urban infill development cannot solve the housing 
problems associated with growth, but it can fulfil some of the demand for new 
housing (Hudnut, 2001). From the research point of view, infill development 
deserved a broader meaning as:  
“An urban interventional approach of increasing possibilities of urban 
activities by compacting  the existing urban fabric or functional reuse of 
the existing structures or spaces” 
 
 
 
2.4.2 Infill Development and Sustainability 
 
Housing infill development in city centre offers increased mobility for those 
who cannot drive or prefer not to drive. Energy and environment savings are an 
important by-product of infill development. It is also an important part of the formula 
for minimizing traffic congestion. In-city living offers other transportation choices in 
addition to the automobile. Filling in the urban physical gaps creates higher average 
densities, which in turn support more frequent transit service. Residents who live 
near where they work, shop, or pursue other activities often can choose to walk, and 
carpools may be easier to arrange. Such choice is particularly important for those 
who can not drive including elderly, youth, or low income residents who lack a car. 
Infill development also offers more housing opportunities. There is a growing 
demand for the types of housing units that infill provides including both affordable 
and market rate, near job centres and transit. 
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Infill development contributes to a more compact form of development which 
is less consumptive of land and resources. Many developers are bypassing vacant 
urban area land for less expensive land beyond our cities edges. As stated clearly in 
the Charter of the New Urbanism (2000) :- 
“Development patterns should not blur or eradicate the edges of the metropolis. 
Infill development within existing urban areas conserves environmental 
resources, economic investment, and social fabric, while reclaiming marginal 
and abandoned areas. Metropolitan regions should develop strategies to 
encourage such in fill development over peripheral expansion.” 
   
Infill development may be able to take advantage of existing capacity rather 
than providing new public investment in roads, water and sewer lines, schools and so 
forth. Fully utilizing existing facilities and services before considering costly service 
extensions to outlying areas offers savings for local government budgets. Building 
expensive new facilities while existing facilities have existing capacity is wasteful 
duplication in an era of belt tightening. Many local jurisdictions traditionally have 
averaged the costs of services across all users rather than charging the full cost of 
serving more distant development. This has made outlying development relatively 
less expensive for the developer, while straining local government budgets. In 
addition, we are racing to construct expensive, new schools in outlying areas at the 
same time that we agonize over closing and relocating inner city schools. This is 
against the concept of sustainable development. 
 
Growth at the cities' edges has come at the expense of central cities. Older 
buildings in core areas have been abandoned, existing utilities are underutilized and, 
in general, new investment has been redirected to the outlying areas. Infill 
development also bolsters local government budgets by putting underutilized vacant 
land back on the tax roles. Spreading facility operation and maintenance costs among 
more residents and businesses ultimately will reduce costs for individual city 
taxpayers.  
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In terms of economics sustainability, infill development offers opportunities 
to increase the supply of housing types which meet the needs and purchasing power 
of today's households. Renewed infill and investment in our central cities is crucial to 
the overall economic health of the surrounding regions. Infill development brings 
increased numbers of residents to support in-city commercial centres. A more 
efficient business climate can result from employment centres located in close 
proximity rather than in scattered sites. Inf ill development can bring new opportunity 
and improved quality of life for in-city residents. The migration of higher-income 
residents, together with the best jobs, educational opportunities and services from 
many central cities, has left low-income residents isolated. It can be very difficult for 
them to learn about and travel to distant jobs, especially if dependent on transit that 
requires multiple bus transfers, or carpooling to scattered job sites. The excess 
capacity offers opportunities for compactness and energy saving in 1980s for 
communities across the nation. Concern about escalating housing costs has also 
prompted renewed interest in infill development as a way of containing the rate of 
future price increases. In theory, building on skipped-over land with full services 
already in place should be less costly than using land at fringe (ULI and Real Estate 
Research Corporation, 1982). 
 
The sustainability of infill development has been proven through Lock (1994) 
research that he identified five ways in which housing growth could be 
accommodated: urban infill, peripheral expansion, the expansion of selected villages, 
the expansion of all villages and new settlements. He evaluated each with a series of 
economics, social and environmental criteria  although no absolute result was yield, 
urban infill and new settlements achieve  the highest score. This leads to two possible 
conclusions that more infill developments should be encouraged. Researcher do 
believe that infill development will surely out win building large settlements in terms 
of sustainability as far as deforestation and destroy of farmlands is concerned.    
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Charter of the New Urbanism (Congress of New Urbanism, 1998) stated 
clearly under its heading on the region: metropolis, city, and town that:- 
“Development patterns should not blur or eradicate the edges of the 
metropolis. Infill development within existing urban areas conserves environmental 
resources, economic investment, and social fabric, while reclaiming marginal and 
abandoned areas. Metropolitan regions should develop strategies to encourage such 
infill development over peripheral expansion.” 
 
Reduced population and average income in cities also produces less tax to 
support public services, and local businesses. Fewer opportunities and positive role 
models can contribute to loss of hope, increased anti-social behaviour, crime and 
even riots. These trends further fuel middle-class migration from cities. In contrast, 
in-city neighbourhoods, if planner carefully, may offer living opportunities in 
neighbourhoods  with distinctive character and more opportunities for social 
interaction than sprawl development typically provides. Infill development can return 
jobs, purchasing power and new amenities to an urban neighbourhood. 
 
 
  
2.4.3 Strategies of Infill Development 
 
There are indeed many intervention strategies to bring about the infill 
development as defined in earlier part. Some of these strategies are somehow similar 
to each other to a certain extent but carries a different name. According to its 
fundamental similarity, researcher categorised them into the follows:-  
 
i) Urban Rehabilitation 
For those older part of a city centre which contain buildings or sites that 
cultural or historically significant should adopt urban rehabilitation strategies. Urban 
Rehabilitation is the improvement or restoration of a predominantly built-up area 
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which, though consistent with a comprehensive plan in terms of intensity of 
development and land use patterns, is in a stage of incipient blight. It may involve the 
reduction of population densities, the acquisition and clearance of scattered 
deteriorated buildings, the repair, modernization and provision of sanitary facilities, 
the provision of street, park, or other public improvement, or cleanup and 
maintenance work on the part of property owner (Chapin, 1965).  
 
Rehabilitation meant restoring and repairing old buildings to such and extent 
that their lifetime was increased by perhaps 30 years. The interiors of the buildings 
could be totally gutted. As stated in Charter of New Urbanism, “Preservation and 
renewal of historic buildings, districts, and landscapes affirm the continuity and 
evolution of urban society” (CNU, 2000). Conservation can mean a wide range of 
approaches. Rehabilitation falls into one of the major practices in urban conservation. 
Conservation meant conserving the urban fabric as it was, restoring the buildings and 
adapting the use of the buildings to the conserved physical fabric. Both the exterior 
and the interior were conserved exactly as they were originally built (Morris, 1997). 
 
One of the methods in rehabilitation is adaptive reuse. Adaptive reuse is a 
process by which structurally sound older buildings are developed for economically 
viable new uses. Within the context of adaptive reuse, the building may be restored 
or renovated. The intent of restoration is to return the building’s original character by 
restoring the original architectural details as closely as possible. The aim of 
renovation is to upgrade a building’s materials and support systems while retaining 
its original appearance (Martin and Gamzon, 1978). Adaptive reuse usually involves 
minor alteration to existing space but very few will we come across a preservation of 
total heritage buildings. Adaptive reuse as a design process must consider the context 
of the site and situation of the project.  
 
 
 
 45 
ii) Urban Renewal / Regeneration 
In its broadest meaning, urban renewal is a form of recuperative change in the 
physical city by which the outworn or outmoded structures and facilities and, in time, 
whole areas are altered or replaced in response to pressures of economic and social 
change. In this sense, urban renewal is a process that has been going on as long as 
cities have existed and flourished. However, in the years since World War II, the term 
has assumed a more specialized meaning and has come to be associated with the 
prevention and elimination of blight. Thus “urban renewal” is now being used to 
refer to the planned regeneration of built-up areas through an integrated program of 
redevelopment, rehabilitation, and conservation (Chapin, 1965). 
 
Urban regeneration is the re-growth of a lost or injured part. It is commonly 
use in Britain to refer to the most basic metaphors of reproduction and renewal in a 
search for the rites of an inner city spring (Keith and Roger, 1991). Urban renewal 
sometimes called as urban revival or restoration. Though they are not the same but 
similar in the sense that it is redoing on the existing features. This strategy can be 
applied in smaller scale such as neighbourhood where run-down area posed many 
problems to the entire city. It involves upgrading of run-down urban neighbourhoods. 
It requires as much efforts of careful planning and management as other method to 
rectify the existing problematic housing issues. It is sometime more complicated than 
redeveloping the whole thing as it may destroy the exsiting delicate urban structures.  
 
In some cities, urban renewal may include the re-planning of predominantly 
open areas where improper land subdivision in the original insta nce has had a 
blighting effect. In city planning field, Urban renewal refers to re-planning in 
predominantly built -up areas, with the term “reclamation’ being used to refer to 
re-planning in predominantly vacant areas (Chapin, 1965). Urban Renewal requires a 
revolutionised use of space through both physical design and resulting usage in order 
to be sustainable over an extended period of time. 
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Broadening the scope of renewal allows environmental activism to become a 
valued component of the project. On the other side, urban renewal will become a 
vehicle for environmental improvement by activating those who have the most 
influence over the street namely, the property owners, business people, residents and 
the municipality (Oosterveld, 2000). Huxley (2000) rega rded the urban renewal as 
“speculative residential redevelopment” where the ‘green bans’ in Sydney in early 
1970s were evidence of the fight to protect traditionally working class areas from the 
encroachment of urban renewal. 
 
The overriding concern of local authority launching their plans for town 
centre renewal will be to make it more attractive and efficient centre of town life; 
safer and more convenient for all who use it. They will want to see a thriving 
commercial life and to create conditions where this will be assured in a motorised 
age. They want to ensure that the character of the town centre is preserved and if 
possible enhanced and that buildings or features of special interest are retained 
(HMSO, 1995). 
 
Redevelopment or clearance destroyed too many old familiar sight, too many 
old habits, losing the sense of continuity, and too destructive of the old pattern of life. 
The yearning for totally new buildings gave way to a yearning for integration with 
the old fabric of the city. The public desired a balance between preserving some of 
the old existing development and the new development, which redevelopment could 
not do. Redevelopment encouraged dullness in architectural character, a monotony 
and sameness. Renewal permit city to change gradually to fit in with the needs of 
contemporary society. It included the radical changes of redevelopment as well as the 
status quo of preservation and rehabilitation, an amalgam of all the process which 
acted on a town (Morris, 1997). 
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iii)  Urban Restructuring 
Urban Restructuring involves functional changes of existing urban structure. 
It is a process for improving the physical, environmental and social infrastructure of 
an area through an overview of existing land use constraints and opportunities, 
development of a com prehensive urban renewal strategy, as well as participation 
from the stakeholders in the community. It is a holistic and comprehensive approach 
to community planning and development where the constraints and opportunities 
associated with a declining neighbourhood is examined at both the macro and micro 
levels, and where resources are integrated to meet public and private objectives. In 
contrast with urban redevelopment which deals with smaller-scale in situ projects 
capable of achieving only limited improvements in the urban environment, and urban 
renewal activities that focus primarily on targeted buildings or neighbourhoods 
through large-scale clearance and redevelopment of designated urban sites. 
 
Urban restructuring is concerned not only with the physica l condition of 
obsolete buildings in ageing neighbourhoods, but also the social, economic, leisure, 
commercial, education, transportation and environmental needs of the larger 
community. It can also be landuse change for those town without much residential 
with conversion of empty commercial space to housing or through conversion of 
excess parking area. Land readjustment is included in this category.  
 
iv) Urban Intensification / Consolidation 
Urban Intensification is method in increasing residential densities in the 
existing urban areas and creating transport-related activity nodes (Huxley, 2000). 
This approach has been adapted by Melbourne’s Major Plan of the 1980s. It is a 
central policy to be fostered by assisting the development industry and by facilitating 
the planning process for medium-density developments. Surplus government land 
was identified for infill housing and a public awareness campaign was proposed to 
explain the benefits of smaller lots. 
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Essentially urban consolidation proposes an increase of either population or 
dwellings in an existing defined urban area (Roseth, 1991). Furthermore, the urban 
neighbourhood seeks to be intensified w ithin a more specific agenda, in which 
community is to be centred by public transport nodes, and diversity of housing type  
(Jackson, 1998). The underlying premise of this swing towards urban regeneration, 
and the subsequent debate about higher-density development, is the reconsideration 
of the suburban ideal and the negative social and environmental implications inherent 
in its continuation (Johnson, 1994).  
 
Other themes related to urban consolidation were land readjustment (kukaku 
seiri). Land readjustment is a planning tool to assist in systematic urbanisation which 
manages development within urban growth corridors, a balanced pattern of activity 
centres, new job opportunities in areas of declining employment and wider range of 
housing choice. This strategy has been practiced in Japan for a long time. Land 
readjustment is useful where haphazard subdivision is consolidated to be subdivided 
again into more functional parcel of developable land (Larsson, 1993). The process 
aims to take rural or unplanned urban land, usually irregularly subdivided, and 
re-allocate it, in the required balance, for public and private use according to town 
planning requirements. It has great advantages in solving the land-use problem in 
urban areas. This consolidation system can be applied to urban areas where more 
facilities need to be brought into the development for betterment of resident.  
 
Other than living on ground, new residential component can be incorporated 
into the total resemblance of building as a mixed use development. It can learn from 
the traditional city that housing element can be built on top of retail outlets. From the 
perspective of technology advancement, plug-in or add-on structure can be an 
alternative toward intensification of existing urban structure. But this should be 
carefully handled so as to avoid destructive act towards the total townscape.  
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v) Urban Redevelopment/ Reconstruction 
Redevelopment is the revision or replacement of an existing land use and 
population district pattern through the acquisition of a predominantly built-up area, 
and the clearance and rebuilding of this area according to a comprehensive 
metropolitan-wide plan – a plan which reflects positive long range land use and 
population policies (Chapin, 1965). Redevelopment means tearing down old 
buildings and substituting new ones, for the old buildings were worn out by age, 
blight and/or a change of use; or in residential areas were slums, that have bad 
structural conditions, bad layout, poor maintenance, pollution by smoke and dirt, 
and/or poor environment; and in both areas were affected by traffic congestion 
(Morris, 1997).  
 
 
 
Figure 2.3 : Urban Infill through Urban Intensification and Consolidation  
(Source : Calthorpe 1993) 
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Compared with other infill strategies, urban redevelopment is perceived as a 
radical way of rebuilding the whole of the town centre, or a substantial part of it. This 
method is the most preferred way of eradicating the problems at once. From the 
critical perspective, this strategy is perceived as disastrous to existing sense of place 
(genius loci) where it can be neither created nor recreated. It is recommended that 
this method should only be introduced when all others ways fail as redevelopment 
involve a substantial financial allocation and affects the urban natural growth. It is an 
immensely expensive undertaking. The cost of acquiring existing properties and 
clearing them; lying down infrastructure and services; and of construction of new 
building both public and private, in the town centre. It is also an undertaking of 
considerable complexity, requiring many different skills. None of these is more 
important than a sound financial assessment. 
 
The objects of these activities are essentially twofold. The first aim is to 
effect physical improvement by tearing down outdated buildings and replacing them 
with solid modern structure supplied with adequate facilities. The second object of 
the modern urban rebuilding programmes is to add social reconstruction to physical 
rebuilding, at the same time incorporating concepts of revitalisation into the building 
programme itself. This something better may be expensive home units for which 
high prices are charged, or it might be simply the replacement of old house with a 
park (Rose, 1967). The relation of above-mention stretegies are depicted in Figure 
2.4.  
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Figure 2.4 : Approaches and Strategies to Urban Infill Housing Development 
 
 
 
2 .5 Conclusion 
 
The literature reviews above had reached to a conclusion that the city centre 
is the heart of a city. There are many terms used to refer to city centre but some are 
different in coverage. The definition of city central area is illustrated in Figure 2.2. 
The Chapter addressed the urban problems faced by many city centres due to 
suburbanisation which includes urban decay, urban decline and urban crime. The 
effects and repercussions are apparent and recognised as detrimental to any city’s 
development. Timely action should be taken to stop urban sprawl.  
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There are many approaches to revitalise the dying city centres. Urban 
enhancement is relatively superficial although it may encourage better urban life. 
Urban animation brings life to the city centre through co-ordinated activities but do 
not benefits local residents. Urban repopulation is believed to be a more pro-active 
approach in solving the problem of urban decay. Researcher through literature review 
shown that back-to-city movement is sustainable and helps to reverse the 
suburbanisation trend. Urban infill can be realised through many different strategies. 
Redevelopment is the most radical way, contrary, rehabilitation create little 
disturbance towards the surrounding. This includes restoration and adaptive reuse of 
existing buildings or structures. 
 
Infill development is a practical approach towards creating liveable city 
centres but it is sometimes confused with urban revitalisation. There are many ways 
to make a city vital including physical enhancement and activities. Revitalisation 
strategy carries a broader sense as making urban centres livelier that does not 
necessarily involve bringing in communities. In contrary, the infill development is a 
means of revitalisation that encompasses filling in vacant parcel, radical 
redevelopment of blight and changing of use within an existing urban fabric.  
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CHAPTER 3 
 
 
 
THE NEEDS OF URBAN HOUSING IN CITY CENTRE 
 
 
 
City centres present very valuable assets that need to be preserved as vital as 
possible to ensure its sustainability. Vitality of a city centre is very much related to its 
activities and livelihood. This chapter will demonstrate the needs of housing 
component in the city centre to promote its vitality. Understanding how housing 
contributes to the total urban quality can lead us to better understanding of the real 
essence of infill housing. Without these understanding, infill development will 
remain as city beautification that has little meaning for the entire urban users. Not 
doing is better that doing without understanding.   
 
 
 
3.1 Urban Housing  Revisited 
 
Housing is not merely a house but an entity that one lives in and that affects 
the living standards and conditions directly. It is not only a basic human need but 
also an important reflection of a nation’s social development. It has been identified as 
one of the central social issues by commentators at all points in the political spectrum. 
It is inextricably associated with a range of others – slum area, homelessness, poverty, 
crime, vandalism, ill-health and unemployment. 
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3.1.1 Perspectives on Urban Housing  
 
Housing provision and also its conditions directly reflects the liveability of a 
city centre. It has always been a major strategic issue in the formulation of 
revitalisation plans. The quality must be preserved, and the age, style and cost must 
be balanced in a manner so as to ensure that new inhabitants are attracted, current 
residents are not displaced, and neighbourhood historical character, cultural diversity 
and economic vitality are enhanced. At the same time housing and occupants of the 
city usually constitute important sources of municipal revenue, sources that must be 
sustained and even expanded so they can support critically needed public services.  
Besides, housing sector as a construction activity has great downstream effects over 
economy. When housing industry is booming, many other supporting industries such 
as construction, restaurant and banking will be benefited in the economic process.  
 
 For these reasons, housing have always at the core concern of nations and 
internationally. However, the concept of housing is so fragmented due to arise from 
the number of disciplines and discourses that take ‘housing’ as one of their legitimate 
objects (Teymur, 1988). For instance:  
 
§ Physical built form is associated with architectural design; 
§ The urban presence of housing estates is ascribed to planning 
(accompanied by a confusion of what architects and planners actually 
do);  
§ The provision of housing and setting of standar ds are assumed to be 
political and administrative issue dealt with largely by local government 
but also by the various ministries; 
§ The development of a viable production of housing is expected from the 
building industry; 
§ Home ownership and forms of tenure are delegated to market forces, to 
supply and demand, etc.; 
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§ The mortgage system, interest rates and tax relief are the responsibility of 
the money market and finance ministers;  
§ The cultural and social composition of resident is the subject matter for 
sociology; and 
§ The various criminal occurrences in and around housing are the object of 
investigations by the police as well as by ‘architectural criminologists’. 
 
Housing is a multi-perspective, multi-aspect and multi-disciplinary issue. It 
encompasses many facet of life. Complexity of housing comes not simply from its 
apparently variable elements, multiple agents or from its conflicting forces, interests 
and points of view, but, equally, from the representation of it in people’s minds, on 
paper, in the media, in words and drawings, in rules and regulations, in design and 
building practices and in its use and exchange. 
   
 
 
3 .2 City Liveability and Urban Vitality 
 
As it has been seen the urban centre has so much functions and facilities to 
offer from basic needs to high order needs such as entertainment and leisure. But 
these are for the people and residents. In return, what are the advantages to the city 
itself? What are the benefits of moving people back into city has to offer to the city?  
To be fair, the city mus t benefit from whatever intervention so as to achieve a 
win-win situation. The understanding and appreciation of urban qualities is therefore 
pertinent. An observation of these qualities would be useful.   
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3.2.1 Opportunities in Existing Urban Centres 
 
As concluded earlier, urban centres are the concentration of human activities. 
It posed a strong attraction to all these activities due to its advantages of variety and 
vitality. A study made by the University of Newcastle (1992) for Department of the 
Environment’s Inner Cities Directorates as part of the Inner Cities Research 
Programme, with the brief of identifying indicators to assess the potential of Urban 
Programme (UP) areas for physical and economic regeneration identified six 
categories of “Resources” for regeneration (Coombes, et. al., 1992): 
§ Locational Resources 
§ Financial Resources 
§ Infrastructural Resources 
§ Amenity Resources 
§ Intangible Resources 
§ Human Resources 
 
These resources are indeed very true. Any kinds of prosperous city centres do 
possess a few if not all of them. As observed by Jordan and Rowntree (1986), 
advantages of centralisation lie in its economic advantages and social advantages. An 
Important economic advantage to central city location has always been accessibility: 
accessibility to marke t area, transportation facilities. Another major economic 
advantage of the inner city is agglomeration, or clustering, which results in mutual 
benefits for business. Historically, offices have clustered together in the central city 
because of their need for communication. There social factor have traditionally 
reinforced central city location historical momentum, prestige and the need to locate 
near work.  
 
Wolf (1974) also offered a reasonably good insight to these opportunities:  
“It is comforting to be able to escape to the suburbs or dream of New Towns and 
satellite cities, places of presumed promised that offer a way to forget the stubborn 
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complexities that haunt and corrode existing cities. But established suburbs and 
towns are filling up and are destin ed to become old place someday. New Towns are 
built very slowly. The cities are here; many of them have available unused and 
underused buildings and districts. Unless we learn to deal with this present situation, 
it is unlikely that we will be any more adept at handling the future, which is, after all, 
now plus an interest.  
 
City centre does not appear over night. Most of the existing city centres are 
traditional cities. They are organically evolved through times and have a very intact 
urban structure and culture that is impossible to imitate. The existing urban forms are 
small in scale and intimately build as a conducive environment for wide range of 
activities to happen within it. It is home to a number of existing public facilities, 
attractions and services including the city's art gallery, museum, central library, 
botanic gardens, town hall, arts centre, live theatre, casino, and heritage buildings. It 
will be difficult to find or create another urban centre with the same feature and 
senses. We can only imitate the physical forms and structure to the fullest but not the 
cultural and historical entity. After all, it is just a clone without the soul. As many 
scholars have point out that the “sense of place” cannot be created. It is the 
community who live in that space and the outcome of the community daily life that 
made a space a place (Relph, 1976; Syed, 1993). As for this very reason, the only 
way to conserve a good city centre is to reuse it.  
 
The city centre is home to a number of public facilities, attractions and 
services including the city's art gallery, museum, central library, botanic gardens, 
town hall, arts centre, live theatre, casino, and heritage buildings. The central city is 
vital to tourism, with the majority of tourists visiting and staying in the central city, 
and recent research identified shopping as being their largest expenditure item. The 
central city is important to all of urban dweller and that is why revitalisation has been 
considered very important in this research. Thus, the urban centre has the best 
congregation of all sort of function in one place. As supported by Greenberg (1995) 
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that city centre was a successful adaptation because the pace and ease and breadth of 
social exchange were optimized by the proximity, diversity and connectedness of city 
life.  
 
 
 
3.2.2 Importance of Urban Vitality 
 
Vitality and viability are both concerned with and derive from words meaning 
life.  The use of both terms highlights the need to consider whether a centre feels 
lively (‘animation’ being one definition of vitality) and whether it has a capacity for 
living (to use as accepted definition of viability) (URBED, 1994). Thus vitality is 
reflected in how busy a centre is at different times and in different parts whilst 
viability refers to the ability of the centre to attract continuing investment, not only to 
maintain the fabric, but also to allow for improvement and adaptation to changing 
needs.  
 
On the other hand, sustainable development has been agreed as the ultimate 
direction of all development. Sustainable development means a development that 
meets the needs of the present without compromising the ability of future generations 
to meet their own needs  (World Commission on Environment and Development, 
1987). All future development should tag along the  principle of sustainable 
development if mankind welfare is the priority. Vitality is a universal criterion 
concerned with systems that contribute to sustenance, safety and consonance, 
including such diverse activities and elements as cropland, soils and sewage 
management. On a more direct or intimate level, vitality is a measure of the 
consonance with or “fit between the human requirements of internal temperature, 
body rhythm, and sensory input, and body function” (Shirvani, 1981). 
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First, Lynch (1960) us ing the mental map methodology found that nodes, 
which is strategic foci or concentration is one of five good city forms. This foci act as 
an element for city legibility. Then, Jacobs (1969) believed that vital urban life will 
benefit the residents, retail outlets and civic centres by sustaining city safety and 
public contact. Later on, Lynch (1960)  calls for “five performance dimensions” as 
design criteria: “Vitality, sense, fit, access and control.” Vitality is believed to be the 
most basic measure of the degree to which the form of the settlement supports the 
vital functions, the biological requirements and capabilities of human beings – above 
all, how it protects the survival of the species”.  
 
Many cities have recognised the importance of a vital city centre in 
maintaining the integrity of the community fabric and discovered that with care, 
patience and vision, the values once cherished in the city centre can be restored and 
even enhanced (Paumier, 1988; Gratz, 1998). Partners of Liveable Communities 
(2000) recognised the importance of quality of community life in attracting lucrative 
enterprise and industries. In short, vibrant city centre benefits the local economy, 
employment and tourism. Thus, a simple conclusion can be made that is urban 
vitality is the first and foremost criteria for a sustainable urban development. It is 
also a universal objective in almost all of urban development as far as urban design is 
concern. 
 
There are delicate link between community liveability and economic vitality. 
Contrary, humans depend on the vitality of cities. Unlike nature, cities cannot 
self-regulate, self -generate and self-dispose of their wastes. They can only do so 
through deliberate interventions by humanity, thus cities must be continuously 
managed, recycled and revitalized through the interrelatedness and interdependency 
of human communities with the cities’ valuable urban assets in order to maintain 
sustainability (Talha, 2004). Meaning to say, vitality of the urban centre support 
human existence, in return, human also need to take care of cities’ vitality by manage 
it well.  
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3.2.3 The Needs of Housing in City Centre  
 
From the urban history, it is apparent that housing component has always 
been the major component in a vital city centre. As Rudlin and Falk (1999) in their 
book “building the 21st Century Home” mention that: 
“Housing is the predominant urban land use in the UK so that no discussion 
about the future of urban areas can ignore the issues of housing. The reverse is 
also true and no discussion of housing can ignore its effect on the wider health 
of urban areas. “ 
 
The ideal functions of city centres are concluded in three elements - Live, 
Work and Play. This is obvious that living space is one of the main functions of a city. 
But the trend and public policies seem against the ideal planning. What this research 
intends to advocate is that housing should be back into the city centres again. By 
generating more activity in the evenings and weekends, residential development can 
help make the city centre a livelier, more attractive and more secure to linger. In turn, 
this will help sustain city retailing and other central city activities. Residential 
investment will also help diversify development in the city, reducing dependence on 
office development that faces an uncertain future like many Malaysian city centres 
office development is experiencing a glut. It can provide opportunities for revival of 
run-down buildings and localities that are otherwise unlikely to occur.  
 
As the city centre activities need support from people, more accurately, the 
urban inhabitants or residents, re -incorporating housing into the existing urban 
centres enables more life to the urban scene and thus creating more vibrant urban 
centres. The researcher strongly believes that housing should be the predominant 
urban land use and the future of urban areas has to take into the consideration of 
housing as a fundamental concern just as its business survival. The presence of more 
people is likely to reduce the incidence of crime and vandalism in the often empty 
city streets”. In addition perhaps the concept of “defensible space” may be 
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reintroduced and the researcher feels the presence of more people, in terms of 
“public surveillance” is a way to reduce urban crime.  
 
 
 
3.2.4 Advantages of City Centre Living  
 
For a long time, inner cities have been ignored in many places in the world. 
The consequence has been economic and social decay. Increasingly, policy makers 
understand that well functioning inner cities are keys to social, economic and cultural 
development, not just for the urban core itself, but for the entire metropolitan region. 
To the disappointment that many inner cities are characterised by urban decay, the 
deterioration of infrastructure and derelict land, and the crucial importance of a new 
awareness on the city centre, Tyrwhitt (1951) said: 
The big city, the residential neighbourhood, small towns, and country 
villages …each must have its own heart or nucleus or core…The Core is not the 
seat of civic dignity: the Core is the gathering place of the people …a place 
exists that provides a physical setting for the expression of collective emotion.  
 
Urban Competitive Advantage is an economic development approach 
conceptualized by Porter (1995) . The approach centers on the assertion that inner 
cities have certain advantages that should bolster the economic viability of 
development, and that local government should foster development by promoting 
these advantages and creating a more business-friendly environment. He added that 
inner city competitive advantages include strategic location, underserved local 
demand, underutilized work force, and access to local and regional business clusters. 
Porter’s discussion of inner city competitive advantages without doubt is central to 
the prescription for urban revitalization. 
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Sometimes jobs are located in jurisdictions that have limited affordable 
housing options or where housing types do not match employee needs. Households 
then spend an increased portion of time and income getting to and from work. A 
workforce with suitable, affordable housing in proximity to employment reduces 
business costs by making recruitment and retention easier thus reducing costs of 
turnover, and increasing productivity of workers with shorter commutes. 
 
However, Vitulli et al. , (2000) found that many livability advantages of urban 
areas, apply directly to inner cities and others that apply more generally to the urban 
areas but may benefit inner cities. Livability is not one of Porter’s categories of 
competitive advantages, but it is found that the concept of livability is often one that 
municipal programmes promote as part of redevelopment efforts. Livability 
advantages include: 
§ Low cost of living and real estate prices; 
§ Short commute times; 
§ Low crime rates; 
§ Traditions of civic cohesiveness and community awareness; and 
§ Diversity in culture, entertainment, and nightlife. 
 
 
 
3.3 Urban Neighbourhood and Living Community 
 
If urban areas are to be repopulated, it must be through attraction rather than 
coercion. Therefore, there is a need to create  urban environments able to attract 
people back to towns and cities. Housing is the function that is crucial to be part of 
urban functions, but sad to say that housing, by its pure meaning does not create 
much difference from not having it. What is really needed is a neighbourhood which 
essentially the extension of the home and its refuge. And, the idea of neighbourhoods 
in planning has been very influential, and owes much to the work of Perry in 1929 
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and Stein in 1930 (Ward, 1992) . And, the idea of neighbourhoods as entities which 
can be created as part of a process of planning and development is also concerned 
with the qualities of life and environment which the term ‘neighbourhoods’ evokes.  
 
 
 
3.3.1 The Meaning of Urban Neighbourhood 
 
The term ‘neighbourhood’ has the conventional meanings of ‘neighbours’ or 
‘people of a district’ (Concise Oxford Dictionary, 2004). Sometime it also point to ‘a 
district or locality’, often with reference to its character or inhabitants or ‘a number 
of persons living in a particular locality’ (Webster’s College Dictionary). The 
meaning adopted in this research is ‘locality which is familiar or has a particular 
unifying character’. There are three facets in the meaning of neighbourhood that 
need to be stressed here which is:- 
§ The people or inhabitants 
§ In a locality or district 
§ With particular character 
 
In historic towns and cities , neighbourhoods are something much more 
organic where neighbourhood blend into each other part of a wider urban continuum. 
There are few firm edges but rather there is permeability between one area and 
another. Land use and social character are often much more diversified than more 
recent peripheral estates or new town neighbourhoods.   
 
At the professional level ‘neighbourhood’ has its ancestry stemming from 
Ebenezer Howard and Raymond Unwin in the early twentieth, and subsequently 
gelled by the first generation British new towns. According to Kallus and Hubert 
(2000), there is a transformation in the meaning of neighbourhood from a humanistic 
approach, to an instrumental and then to a phenomenological approach. The 
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humanistic approach sees the neighbourhood as a manifestation of human activity 
and thus the planning of the neighbourhood as a moral requirement which is a proper 
response to basic human needs. 
 
The instrumental approach views the neighbourhood as a planning device, an 
integral building block in the development of urban structure. As such it conceives of 
the neighbourhood as a subsystem in a larger assemblage. The phenomenological 
approach emphasizes the neighbourhood as a unique urban phenomenon. Its 
significance is seen to stem from its conventional everyday function (residential) 
which involves continuity and permanence and which fixes the neighbourhood sense 
of place in the urban collective memory.  
 
According to Barton (2000) there are three different facets of neighbourhood. 
In the first place is the functional neighbourhood where the locality seen as the base 
for home life, and perhaps for educational, retail, leisure and employment activities.  
The second perspective is the neighbourhood seen as a place, as an aesthetic 
experience, to do with its historical association as well as its sensuous quality and 
liked to residents/users perceptions of their own ‘home’ territory. This is more the 
domain of the urban designer. Thirdly, there is the neighbourhood as the locus for 
community. People in the community often belong to diverse interest-based 
communities which barely touch the locality.  
 
These three facets of neighbourhood are addressed by separate sets of 
professionals and separate literature. The reality is that all three perspectives are to be 
viewed and addressed in a more integrated way towards a more sustainable pattern of 
living. The creation of good urban neighbourhood is one of urban design intentions. 
But to create the essence of a living community is not an easy task. It entails lots of 
ingredient and effort backed by strong city government leadership and effective 
development control policies.  
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City centres would not become a real centre or even real city without living 
community. Historically, city centres were evolved from a human settlement. A city 
centre is a meeting place. Economically, the city centres could not afford of not 
having peoples as the consumer of goods and services. Although housing cannot 
exist alone to make the city viable , it should always become a central component to 
make a development more humane. 
 
 
 
3.3.2 The Essence of Living Community 
 
Vital city needs people who carry pride of being in the particular place that 
would protect the place’s dignities, meaning that it should have a living community 
that would reside and understand the area well enough to perceive the areas as part of 
their live. Commuters from outlying suburb could not probably posses that kind of 
feeling toward their working place. For those who come to city just for leisure are 
treating the city centre as a playground which will not out win those who really live, 
play and enjoying family life here in the neighbourhood. A Living community can 
only be achieved thorough a functional neighbourhood.  
 
This part attempts to address the importance of ’community spirit’ and 
reviews on literature about the essence of community spaces. ‘Community’ has quite 
a different meaning than neighbourhood. It is a social term which does not 
necessarily imply ‘local’. It means a network of people with common interests and 
the expectation of mutual recognition, support and friendship (Barton, 2000).  
 
Indeed by merely attracting people back into the urban centres would not 
solve the problems. More than just residents are needed. But it is sad that the 
planners, especially those who only see housing as houses and open space fail to 
understand the essence of housing as the living community. Of cause creating living 
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community is not an easy task. But at least moving a step further to be able to see 
housing as an entity, particularly in the context of urban infill will argue well for city 
centre revitalisation. Planning a “good” inner city neighbourhood is the path towards 
creating a living community. It is no easy way out for building a good neighbourhood, 
in case, it is seen as the biggest challenge for a built environment profession 
including urban designers and architects. Understanding what is neighbourhood is 
vital, next what constitute a good neighbourhood and how to design a good 
neighbourhood is all relevant enough to be included as part of this research.  
 
Within neighbourhoods, a broad range of housing types and price levels can 
bring people of diverse ages, races, and incomes into daily interaction, strengthening 
the personal and civic bonds essential to an authentic community (CNU, 2000). Fair 
housing policies say that there is no discrimination in urban housing. So, there will 
be no question such as who we wanted to attrac t into the city, the answer will be 
mixed-income group. Encouraging well-designed affordable housing is another 
essential component to maintaining the socio-economic diversity and liveability.  
 
Mixed income housing encourages the development of the designated area as 
a mixed-use neighbourhood to include upscale housing, medium income housing, as 
well as built low-income and multifamily housing. Greenberg (1995) envisages a 
neighbourhood to be a living place which is integrated with ample opportunities for 
shopping, recreation, culture and socializing, which made possible the enjoyment of 
intangible and tangible security of community; a place that enable expression of 
individual selves and participation in the community.  
 
Housing activists are discussing new approaches to housing development 
which will ensure that, over time, dwelling will remain available to low and 
moderate-income people. Today, in Malaysia, whether new or rehabilitated, housing 
has to meet the needs of single adult, smaller families and families with two working 
adults. Such housing must be suitable for unrelated adults sharing accommodations 
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and for elderly and younger people cohabiting within the same space.  
 
 
 
3.4 Conclusion 
 
Sprawl happens when people migrate farther and farther away from cities in a 
frustrating search for a "liveable" community. The best way to stop this sprawl is to 
prevent this pointless migration. It can be done by improving city services, especially 
the schools, and making cities safer and more comfortable places to live. This 
approach eliminates the primary reasons for families to move away from cities. 
 
In order to make an urban centre more liveable, living community is an 
answer to reduce and control all those urban crisis and problems. Housing alone does 
not make a functional neighbourhood and thus not suffice to build a community. 
Housing should be planned in the way that puts the residents as the core 
consideration. Urban infill housing is a means to bring people back to city that 
eventually creating a living community within the city in order to make it vital.  
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CHAPTER 4 
 
 
 
THE DESIGN ASPECTS OF URBAN INFILL HOUSING 
 
 
 
Housing means more than physical totality of housing estates, blocks of flats 
or streets of houses, it is a socio-spatial complex that includes all those people, 
groups, agents, ideas, techniques, materials, and recourse as well as practices, 
disciplines, discourses and social relations that either take housing as their primary 
objects, and/or are the essential factors in production, distribution and use of housing. 
Housing as a cultural expression forms part of the social pattern and contributes to 
the envisaged city form and fabric. There is a need to review housing design and 
planning concept in order to seek for more appropriate urban housing model for 
Malaysian urban centre. This chapter aims to put forward ideas on the best practices 
of designing and planning an urban infill housing development. Issues relating to the 
planning of housing environments at the local level are explored.  
 
Living community is the answer to a true urban revitalisation. Only with 
living community within the city centre or central area can business and cultural 
richness be achieved. To have a living community, we need a good and functional 
neighbourhood design. In other word, functional neighbourhood is the basic physical 
aspect in creating a living community. Neighbourhood design needs to take into 
consideration of land uses, mobility within neighbourhood, built form and public 
realm, more importantly the local context. 
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4.1 Urban Housing Design Revisited 
 
When dealing with housing, there are always challenges of marketability. The 
reality is the people have freedom to choose. Thus by building more houses in urban 
centres and urban fringe will not necessarily bring more people. The people tend to 
envisage a more spacious living space and quieter suburban housing estate. Urban 
designers and planners need to create an attraction bigger than those in suburb to 
counter attract the people living in suburban. To attract the people back into city 
centre, better housing is the fundamental. Answering the big question of “What is a 
good neighbourhood?” is a good start. Is a good neighbourhood so difficult to realise? 
Researcher educe that there are basically three major design aspects in which a good 
neighbourhood should consider (Figure 4.1):- 
i) Context: Site Context, Location and accessibility 
ii) Function: Landuse and building use, Mobility and Circulation, Public 
Realm 
iii)  Form: Built Form and Architectural Design  
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4.1: The Aspects of Housing Design 
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When dealing with form and function, the aspect of context need to be taken 
into consideration. Respecting the surrounding is the fundamental conte xtual 
consideration. Thus, the aspect of context will not be discusse d in detail as it is site 
specific. Generalise on the contextual aspect will creates more problems during 
development process. The following part will reintroduce good design practices and 
evaluate its appropriateness towards Malaysian context. Although infrastructure and 
utilities are important consideration in term of environmental design but it is very 
much engineering oriented and details. It is not included as part of discussion as it is 
easily solve with technologies. Although it may contribute the pr ice increament, it is 
always other cheaper alternative.  
 
 
 
4 .2 The Aspect of Functions for A Good Neighbourhood 
 
Urban centres are complex entities with a variety of functions (Table 4.1) that 
have developed over time, which distinguishes them from out-of-town developments 
that tend to be single or possibly less mixing of land uses. The point was supported 
by Suchman (1977) in which he claims that recreating vibrant central cities will 
require a multi-pronged strategy that includes redefining the functions of the 
metropolitan core consistent with global economic realities, metropolitan land use 
patterns, and continuing advances in technology. For this reason, the next task is to 
understand the ideal functions to be performed in an urban centre in order to create 
vitality.  
 
Apparently, the core urban functions as lead by laisser-faire  economics seem 
to be too emphasizing on commercial and administrative. There should be some  
particular function that makes the core more vibrant particularly the components of 
community as Wolf (1974) sees it. Civilization have always been distinguished by 
the cities they build and by the content of those central places where people live, 
 71 
work, worship, trade and are protected (Wolf, 1974). This essential function are 
further emphas ized by URBED (1994) where they mentioned that town centres are 
places that provide a broad range of facilities and serve as a focus for the community 
and public transport (Department of Environment Planning and Research Programme 
URBED, 1994). 
  
Table 4.1: The Functions of City Centres 
Functions of Town Centre  Description 
Market Places Retailing forms the heart of most centres 
including comparison, convenience and 
specialist 
Business Centres Providing workspace and employment in 
financial and business services, 
administration and perhaps manufacturing 
and distribution, as well as sometimes the 
‘incubators’ for new enterprise 
Educational, health and fitness 
resources 
Most centres have schools, colleges, training 
centres and there are universities in larger 
centres as well as doctors, dentists, clinics 
and hospitals, gyms, sports clubs, swimming 
pools and health clubs 
Meeting Places Whether in the open air or in pubs, cafes, 
restaurants, clubs of all kinds or more 
formally in societies, conferences, 
community or religious groups 
Arts, Culture and Entertainment Zone  With libraries, museums, galleries. Theatres, 
cinema, as, concert halls, amusement venues 
and stadia, possibly supported by a series of 
festivals or other events 
Place to Visit Often having historic or specialist buildings, 
unique views or well known sites or events 
Transport Hub Providing interchange and connections to 
local, regional, national and in some cases 
international services 
Residential Areas  With town centre accommodation often 
most suited for students and single people or 
for the elderly or the transitory 
Source: Department of Environment Planning and Research Programme URBED, 
1994 
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4.2.1 The Functions of City Centres 
 
The central role of a town grows out of the administrative, commercial, 
cultural, etc. functions that have an impact on minor settlement within the region 
around the town. The essential constituents of the central area are: shop supplying 
occasional needs, offices, banks, administrative buildings, the town hall, etc, and 
important buildings for social and cultural purposes, such as the principal library and 
museum, the theatre and the largest churches (Mars, 1953; Keeble, 1969; Perenyi, 
1973). The refocusing of development potential into the towns and cities is seen as 
promoting economic, social and physical regeneration while reducing the 
requirement for Greenfield development. Researches show that mixed-use 
developments remain intact with urban quality needed by the urban dwellers. It is 
pitiful to observe that the city centres today bias as far as sustainable development is 
concerned.  
 
Urban centres should perform an organic mix of functions, including acting 
as a shopping centre and market place, an arts, cultural and entertainment venue, a 
business centre, a transport hub, and increasingly as a place to live and visit, as well 
as potentially a place for educational and health services (Department of 
Environment Planning and Research Programme URBED, 1994). All town centres 
are multi-functional, which is what most distinguishes them from out-of-town 
developments, but many of these functions are changing. Their fundamental or 
primary role currently and the one that occupied the bulk of ground floor space as a 
market place for retailing.  
 
The structure of a place – the configuration of land uses and infrastructure 
can directly affect its economic and social vitality. At a very pragmatic level, the 
urban structure can affect urban efficiencies in terms of how goods and people move 
around. The relationship of uses to one another can also have a major impact on 
vitality. In short, function affects vitality.  
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Mixed-used development has often been advocated by most of landuse 
planners, urban designers and other professions. Undoubtedly, it is not simply a trend 
but practically viable development approach that was well implemented on the 
ground.  Mixed use developments are developments that combine several uses on one 
site in a coordinated way, including office, retail, hotel, or residential development. 
Again, zoning can be an issue, and some local governments have adopted specific 
mixed-use zoning ordinances to permit this development type. While many 
downtown and suburban projects have been built that combine office, hotel, and 
retail uses, incorporating housing has not been as common. The designs of many 
mixed use developments have been criticized for not integrating the different uses 
very well; often the location of parking lots and buffers makes walking from one use 
to another an unpleasant and infrequent occurrence. 
 
The activities certainly influence a city’s vibrancy. The question is how 
should the composition of land use be in order to create a lively city? The researcher 
believes that an important characteristic of successful urban development is that it 
contains more than housing. If there are workplace, school and shops, these should 
be located within walking distance of the neighbourhood, which lead to mixed-use 
development. In the United Kingdom, developers have become much specialised so 
that house builders do not build commercial property without housing.  
 
The researcher observed that residential component is often the missing 
element in project developments in Malaysian city centre; instead, the most common 
components are office and retail. Table 4.1 shows that residential should be a one of 
functions of a city centre. Though no one set of mixed use is appropriate for every 
situation, selection of a proper mix is one requirement for success in planning mixed 
use development. Thus the researcher postulates that for a mere residential 
development by itself is not as competitive as to a mixed-use development, where 
residential component plays a major or minor roles. A general rule for urban 
buildings is that they should interact with the street. This can be achieved with 
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mixed-use development where the ground floors are used for retail and commercial 
development. In case, this kind of fine-grain mixed-use with active small-scale 
development on ground floor and housing on the upper floors has once been 
Malaysian urban culture which is now continually dwindling. 
 
Neighbourhoods should be compact, pedestrian-friendly, and mixed-use. 
Districts generally emphasize a special single use, and should follow the principles of 
neighbourhood design when possible. Corridors are regional connectors of 
neighbourhoods and districts; they range from boulevards and rail lines to rivers and 
parkways. Schmits (2003) in recent ULI publication observed that the ideal of 
“live-work-play-shop-learn” shapes the most interesting projects. More and more 
people want to live full lives in their communities, not shuttle from one pod to 
another for work, relaxation or family activities.  
 
In a Technical Bulletin published by ULI, Mixed-use Developments: New 
Ways of Land Use mentioned some apparent trends which are:- 
§ More mixed use development; 
§ A central tendency in scale; 
§ More variety and richness of the use mix; 
§ More mixed-use development involving renovation and recycling of 
older structures; and 
§ More discrete phasing of development. 
 
To realize mixed use dynamics, the aim is to achieve a rich mix of uses: (ULI, 
1976) , including:  
§ Providing each other with continuing, mutual support; 
§ Spanning the widest possible activity period – from permanent  
attractions to shorter programmes; and  
§ Responding to the broades t possible users or participants.  
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A vibrant city is associated closely with the type of activities it generates. 
Workplaces, leisure facilities, schools and shops should be as close to housing as 
possible or even integrated together in mixed use schemes (Figure 4.2 and Figure 
4.3). Between the traditional city and a newly developed centre there are obvious 
distinctions that can draw the two apart. A traditional city for example, is rich with 
informal and traditional trading activities and even though smal in size, these 
activities can generate a spectre of lives within the city itself (Syed, 2004). 
 
 
 
 
Figure 4.2 : The Integration of Urban Function in Urban Neighbourhood (Source: 
Tanghe, 1984) 
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Figure 4.3 : Some Possible Mixed of Uses (Source : English Partnership &  
The Housing Corporation, 2000) 
 
Nonetheless, there exist some fundamental barriers within the mixed-use 
development with housing. Firstly, is on safety as for example fire caused by 
residential or domestic uses may affects the commercial premises beneath. This 
safety issue does influence the market value of the premises indirectly. Secondly, 
mixed-use developments with residential accommodation above limit the developers’ 
intention to refurbish after time, thus making the development less attractive as an 
institutional investment.  
 
These problems can be overcome by certain mechanism by which the 
building owner gives a fixed term commercial lease to a housing association which 
safeguards the value of the property. The association then grants assured short hold 
tenancies to its tenants. Secondly, it can be solved by design where a pitched roof 
was built over the commercial premises which are a concrete platform on which the 
housing has been built.  
 
Mixed-use development means locating stores, offices, schools, and 
recreation spaces within walking distance of each other in compact neighbourhoods  
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with pedestrian-oriented streets (National Governors Association, 2000). 
Relationship of these local activiteis should dictate the connectivity between these 
activities in order to create a more functional and accesible neighbourhood within 
city centre (Figure 4.4). Many traditional building codes or zoning rules prohibit 
co-location of residential and commercial buildings. This prohibition is based on the 
traditional concept of functional and architectural incompatibility. Design standards, 
in tandem with mixed-use zoning, can help overcome incompatibility and create 
opportunities for mixed-use redevelopment options. 
 
 
 
 
Figure 4.4: Connectivity between Local Activities (Sources: Barton 2000) 
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Mixed-use also have some implications in term of financial viability. 
According to the research made by Gyourko and Rybczynski (2000), building at 
higher density is itself more costly. While there can be savings associated with some 
New Urbanism features such as smaller lots, the presence of multiple uses, or 
multiple types of house form means that the scale of economies associated with 
mass-producing a single product often cannot be realized.  
 
Farris (2001) in his paper about urban infill development do mention that 
provision of school facility, besides others is necessary to encourage infill 
development. Research suggests that parental perceptions of school quality can have 
important effects on the decision of fam ilies to move to one area over another. The 
effects of school quality on location decisions can best be understood by imagining 
two identical homes— one with good schools and the other with bad schools. 
Assuming the two neighbourhoods were identical in every other way, the home in the 
area with good schools would be worth more because more parents would want to 
live there, therefore bidding up prices. 
 
How much is this association with good schools worth? The issue of school 
quality lies heaviest on parents because parents are most willing to pay more (in both 
housing price and taxes) for the assurance of quality schools for their children. 
Parents are the customers who will shop elsewhere if they cannot find what they 
desire in a school. Widespread revitalization of city centres and neighbourhoods will 
not occur without making good schools available to all city residents. 
 
Generally, families choose to live by quality schools. Working and middle 
class families with kids are vital to neighbourhood- and city-building since they tend 
to have higher incomes and are more stable, economically and socially. These are the 
families, however, that ours cities are losing. Attracting (and retaining) this important 
demographic will help integrate urban centres, economically and racially, resulting in 
higher average incomes and neighbourhoods  that are more vibrant. There are simply 
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too few empty nesters, DINKs (Double Income, No Kids), and young single 
professionals to revitalize an entire major city.  
 
When people purchase a home, they are not only purchasing a newer home. 
They are also purchasing the government services that go with that home. For many 
home shoppers, the number-one government service they care about is the quality of 
the local public schools. The problem for  those interested in revitalizing cities by 
stemming the emigration of residents to outlying suburbs is that the public school 
systems improve dramatically the farther someone moves from downtown.  A mixture 
of public and private uses; and the correct balance between the public and private use 
is one of the most important objectives of town centre planning – and one of the most 
crucial elements in the economics of redevelopment. It is essential for the success of 
the town centre to make a realistic assessment of the amount of shopping and 
commercial development that the town can support. Over ambitious plans can result 
in vacant sites, empty premises, and unfilled sectors of the town centre.  
 
In short, a sustainable city centres need to have variety of functions in order 
to create a more viabrant life. Thus, all type functions have its merits toward creating 
a better city centre and neighbourhood. Table 4.2 is a comparison of the importance 
of each type of function or landuse towards better neighbourhood.  
 
 
 
4 .2 .2 Mobility and Circulation 
 
Barton (2000) defines neighbourhood as a residential or mixed use area 
around which people can conveniently walk. He mentioned about the scale of a 
neighbourhood should geared toward pedestrian access and it is essentially a spatial 
construct, a place.  
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Table 4.2: Comparison of Importance of Landuse towards Better Neighbourhood 
Landuse Components Importance  Rationales 
Residential  - High Residential oriented infill 
development is the major 
advocates of this research.  
Retail Restaurant, 
Grocery, 
department store, 
Convenient 
Store, Shopping 
Market, Laundry 
High Retail component support 
daily food and good needs. 
Variety of goods and 
accessibility is highly 
desirable.  
Office and 
Institution 
Bank, bill 
payments offices, 
post office, 
Government 
offices City 
Halls, Civic 
Centres, 
Municipal 
Centres, 
Low It is assumed that urban 
centres are mainly 
occupied by offices spaces. 
Thus, offices spaces were 
excluded from the infill 
development.  
Education Kindergarten, 
Nursery / Child 
Care, Primary 
and Secondary 
School, 
University and 
College  
Medium Kindergarten and nursery 
in the vicinity may reduce 
car dependency.  
Sports and 
Recreational 
(Active vs 
Passive) 
(Indoor vs 
Outdoor) 
Multipurpose 
Hall, Swimming 
Pool, 
Recreational 
centre 
High Recreational need is partly 
related to mental health. A 
healthy community begin 
with healthy residents.  
Social Multipurpose 
Hall, 
High Social elements are highly 
desirable in building a 
living community that 
possess sense of belonging. 
This is the true essence of a 
community.  
Spiritual  Religious ritual 
place including 
mosque or 
“Surau”; temple, 
Medium Religious ritual is only 
practice occasionally. Thus 
religious facilities should 
be considered as optional.  
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Church 
Entertainment 
and Cultural 
Theatre, musical 
hall, Convention 
Halls, 
Auditoriums, 
Exposition Hall, 
Exhibitions, 
Trade Fairs 
Information Halls 
/ Media Centres 
Low Entertainment facilities in 
vicinity may post threat to 
communities especially 
youngsters.  
Security Polis, Fire 
Brigade,  Guard 
Post 
Medium If sense of community 
exist, security component 
became optional; if not, 
security component is 
highly desirable  
Transportation Parking, Transit 
Point, Bus Stop, 
Taxi Stand 
High Residents  
Neighbourhood centre is 
potential as transit point to 
increase ridership.  
Accommodation 
other than 
housing 
Lodging, Hotel, 
Motel 
Medium Temporary residence add 
life and advantages to all 
services and retail 
 
 
 
 
Appropriate building densities and land uses should be within walking 
distance of transit stops, permitting public transit to become a viable alternative to 
the automobile. Streets and squares should be safe, comfortable, and interesting to 
the pedestrians. Properly configured, they encourage walking and enable neighbours  
to know each other and protect their communities (CNU, 2000). 
 
Creating walkable road environments is cost effective in comparison to other 
transport modes. For less than the cost of building a single kilometre of motorway, it 
is possible to achieve a safe, direct and pleasant road environment for pedestrians 
within an existing urban community of 50,000 people, as well as undertake the 
education, enforcement and promotion programmes required to further enhance 
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safety and maximise its use. The resulting environment will not only benefit the 
community’s residents as they undertake pedestrian activity. It will also be conducive 
to cycling and public transport use, and will aid in the reduction of motor vehicle 
speeds; a significant contributing factor to many urban crashes.  
 
Streets are for people. Walking, jogging, playing, cycling, skating, scooting, 
talking, watching, sitting, gardening, selling, partying, parking, and waiting. These 
are just some of the things people can do in a street. Any street, apart from a 
motorway or expressway which has a pure transit function, can become a living 
street. The living streets vision is to create a living city where a variety of road 
environments support and encourage a better quality of life and a greater range of 
community and street activity. The concept of living streets and car-free city 
challenges the increasingly common assumption that streets are for cars and that 
those cars should therefore have automatic priority over people in all streets. This 
concept attempts to instil an idea that streets should be designed or redesigned with 
the priority on living and community interaction, where residents, businesses, 
pedestrians and cyclists at the very least have equality with cars. A living street does 
not exclude cars and other motor vehicles, but it is designed to make drivers aware 
that they are driving in an area where pedestrians and other users are important. A 
living street encourages better driver behaviour, and discourages heavy trucks and 
through traffic. 
 
Living street attracts more people and help fostering interaction among 
residents. Vicinity where living street is will be more desirable living place compared 
to those areas without it. Living street should be part of urban infill housing. This can 
be realise through design-led initiatives to enable people to live near regularly used 
public amenities and improvements to the urban transport station, and the station is 
properly connected to the town and district by frequent, accessible and affordable 
public transport. This encourages people to use public transport, indirectly encourage 
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walking rather than vehicle usage. Comfortable and safer environment to walk 
contribute to the success of the living street.  
 
Walking distance is another important aspect when discussing about mobility 
in city centre especially in a city centre neigbourhood. Barton (2000) gives a very 
comprehensive and practical walking distance of local facilities from living place. He 
provided a good reference for designing a successful living environment that 
encourages walking rather than riding vehicles. (Figure 4.5)  
 
 
 
 
Figure 4.5 : Possible Standards for Accessibility to Local Facilities (Source: Barton, 
2000) 
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4.3 The Aspect of Built Forms of A Good Neighbourhood 
 
Built form and architectural design have great influence on the 
neighbourhood planning through density, delineation of spaces and creation of place. 
What kind of neighbourhood do we want? An answer to that requires an answer to 
“what kind of people are going to live in them?” 
 
 
4 .3 .1 Built Form and Architectural Design 
 
There are many types of residential development. According to a Swedish 
research, eight basic types of flat are identified according to the position of the 
entrance and of external walls. The possibilities of designing various types of block 
and flat types are shown separately (Thiberg, 1990). Nonetheless, this typology is not 
in line with the research, therefore not being considered. DeChiara et al. , (2001)  
categorised built form of residential into four major types:- 
i) Single-family Houses 
ii) Apartment Buildings  
iii)  Special Type of Housing 
iv) Mobile Homes  
 
Design possibilities are unlimited. But from the point of the research, these 
built forms can be categorised into a few major typologies eliminating the unsuitable 
type such as mobile homes. In the Malaysian context, the researcher found that built 
forms can be reasonably categorised into five basic types (Figure 4.6). Infill housing 
development should be as compact as possible. Other than making the project more 
viable, compact development are also making a neighbourhood more walkable, thus 
more sustainable (Barton, 2000; Barnett, 1995). Land use policy should addres the 
need to encourage medium and high-density infill development that is compatible in 
size, architectural design, orientation and intensity with surrounding land uses. 
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Distance is very much related to communication. A very conscious use of distances is 
involved in nearly all contacts. In fact, the distance is used both to regulate intimacy 
and intensity in various social situation. Thus, it resonates with the idea of building 
more compact development.  
 
 
 
Figure 4.6 : Five Typical Urban Housing 
 
A  Small Lot Detached Houses 
Bungalow, Townhouse 
 
B Link Houses 
Terrace, Row House, Townhouse 
 
C Duplexes and Cluster House  
Duplex(Semi-D), Quadra-plex, Sevenplex 
 
D Low Rise Apartments  
Walk-up Flat, Apartments, 
Garden Apartments 
 
E High Rise Condominium 
Elevator Condominiums, 
Tower Block 
Sources: Adapted from Calthorpe, 1993; Barnett, 1995 
 
 
 
There are many more compact form of housing. On top of the lis t is the 
townhouse. Townhouses are low -rise, grade -related, attached residential units 
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constructed in rows or blocks. They share a number of design characteristics with 
single -family detached and semi-detached houses such as front doors facing the 
street, natural through-ventilation, and grade related outdoor space. In urban 
locations, with existing infrastructure and public transportation, townhouses are  
“smart growth" alternative to detached dwellings because they are compact, less land 
consumption and more energy efficiency. Townhouses have become an increasingly 
popular form of housing over the past decade.  
 
Infill townhouse projects are typically low -scale, incremental developments 
that help to revitalize existing communities by replacing aging and/or dilapidated 
buildings and empty lots and by adding to the variety of housing types and tenure in 
the neighbourhood. As with any type of infill development, however, it is very 
important that new townhouses "fit" within the existing context, and minimize 
impacts on the surrounding neighbourhood.  Other than townhouse, there are many 
alternative of compact urban housing (Figure 4.7, Figure 4.8, Figure 4.9 and Figure 
4.10). 
 
 
 
Figure 4.7 : A Compact Neighbourhood Design (Source: New York State Council on 
the Arts, 1988) 
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Figure  4.8 : Two Type of Staged and Compact Form of Urban Housing (Sources  
Swedish Council for Building Research, 1990; Schoenauer, 2000) 
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Figure  4.9 : Cross Section of Various Compact Housing Form for Infill Development  
(Source: Schoenauer, 2000) 
 
 
Other than link houses, duplex and multiplex house form also provide a good 
alternative for a better city living with relatively lower density compare to apartment 
and high rise tower block (Rudlin, 1999). As far as the land value in city centre is 
concern, building too much low density development in inner city will probably 
reduce the viability of the infill project. In the other hand, this typology of low 
density housing will also increase the choice for homebuyers.  
  
Despite the apparent preference of Malaysian household for owning a 
single -family dwelling, multifamily housing will be new alternative in bringing more 
choice for a broad range of people. Multi-family housing offers convenience, 
affordability and flexibility. Besides, multi-family have no difficulties in providing 
all the comfort, style and amenities of other forms of living (ULI, 2000).  
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Figure 4.10: A Compact Mid-rise Housing in Japan (Source: Architectural Institute 
of Japan, 2001) 
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The sense of variety in the built environment is what being measured when 
making judgements about the quality of a place. As a manual for designers, the book 
“Responsive Environment” (Bentley et al., 1985) suggests a range of principles for 
the design of developments, and the qualities to be aspired towards in every 
settlement. The key principles are legibility, variety, robustness, visual 
appropriateness, richness, personalisation and permeability. Each of these principles 
implies increasing diversity and choice. Figure 4.11 and Figure 4.12 provide a good 
example of creating architecture richness with variation in built form. Variety can 
also be promote through different block size (Figure 4.13) and smaller parcel (Figure 
4.14) and variety in height (Figure 4.15). 
 
 
 
 
 Figure 4.11 : Variation of Built Form with Architectural Richness (Source: Katz, 
1994) 
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Figure 4.12: A Good Example of Integration Various Form to Enhance R ichness into 
a Development Scheme for Infill Purposes. (Source: New York State Council on the 
Arts, 1988) 
 Figure 4.13 : Mixed Use Neighbourhoods should Contain a Range of Block Sizes to 
Promote Variety (Source: English Partnership and the Housing Corporation, 2000) 
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Figure 4.14: Smaller Parcel and Plot Sub-Divisions Facilitate a Greater Diversity of 
Forms and Uses, and a more Active Street Frontage (Source : English Partnership and 
the Housing Corporation, 2000) 
 
 
Figure 4.15: Variety of Height in Apartment Block Design (Greenwich Millennium 
Village) (Source: Edward and Turrent, 2000) 
 
 
Perimeter block is well advocated built form for functionalisty, flexibiltity 
and sustainability (Alexendar, 1990; English Partnership and the Housing 
Corporation, 2000) All the typical urban housing as mention above can be arrange 
into the form of perimeter block.  Perimeter block is very flexible in shapes, size and 
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designs (Figure 4.16). It can also take many shapes accoding to sites (Figure 4.17) 
and functions (Figure 4.18).  
 
 
Figure 4.16: The Flexibility of Grid / Perimeter Block Development 
(Source : English Partnership and the Housing Corporation, 2000) 
 
 
Figure 4.17: Perimeter Block Design in Triangular Parcel (Source: Katz, 1994) 
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Figure 4.18: Mixing Uses within Perimeter Blocks can take Various Forms (Source: 
English Partnership and the Housing Corporation, 2000) 
 
 
 
4.3.2 Public Realm 
 
Public realm is simply a physical entity, or public domain. These spaces are 
an essential counterpart to the more settled places and routines of work and home life, 
providing the channels for movement, the nodes of communication, and the common 
grounds for play and relaxation. The use of land as public realm brings a great many 
spin-off benefits in introducing environmental vitality and variability into key areas 
of a city. In other word, public realm is the most needed space in an urban 
neighbourhood. Public space has many beneficial effects towards the neighbourhood 
and up to entire city in the following ways (Paumier et al. , 1988): 
§ Softening and humanizing the hard surfaces of the urban environment 
§ Creating settings for casual social interaction, civic gatherings, 
informal recreation, and special events 
§ Serving as elements that articulate downtown’s physical structure 
§ Serving as identity-building elements or place-makers 
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A city’s vitality owes to the activities happen on streets and in public realm. 
These outdoor activities are greatly influenced by physical design of spaces or public 
realm as Gehl (1987) strongly believes that: 
“Just as it is possible thorough choice of materials and colors to create a 
certain palette in a city, it is equally possible through planning decision 
to influence patterns of activities, to create better or worse conditions for 
outdoor events, and to create lively or lifeless cities.” 
 
Generally, there are three simplified classification of outdoor activities made 
by Gehl (1987) each of which places very different demands on the physical 
environment: Necessary activities, optional activities and social activities - 
Necessary activities include those that are more or less compulsory, everyday tasks 
and pastimes. Their incidence is influenced only slightly by the physical framework. 
Optional activities are those pursuits that are participated in if there is a wish to do so 
and of time and place make it possible. Social activities are all activities that depend 
on the presence of others in public space including children play, greetings and 
conversation, communal activities of various kinds. 
 
In the other hand, Space according to Newman (1973) can be divided 
hierarchically – from the living room to the city’s town hall square. He postulated 
that it is possible to define varying degrees in which different spaces are public and 
private. In all communal life there is a dynamic balance between public and private 
activities. Within this balance, different cultures place differing emphases on public 
space (Carr et al., 1992). A clear definition between public and private space is a 
fundamental tenet of good urbanism (Figure 4.19). The degree of privacy of space 
may control the type of activities happen in the partic ular space. To some extend, the 
design of space hierarchy system can reduce the crime rate in a neighbourhood. For 
example, Correa (1996) attempted to design a neighbourhood with various space 
hierarchies in a single neighbourhood. New Bagalkot Township (Karnataka), Acc 
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Township and Hudco Courtyard housing are among the project designs based on the 
idea. The neighbourhood turn out to be a successful living community.  
 
In-city neighbourhood which provides central gathering places within ready 
walking distance. These facilitate interaction between neighbours. Many existing 
in-city neighbourhoods are laid out with parks, elementary schools, and convenience 
shopping within walking distance. These neighbourhoods’ focal points provide 
opportunity for regular contact with neighbours. This is particularly important for a 
multi-racial community like Malaysia. In addition, if people do not have to spend all 
of their time travelling in different directions to work, shop, go to school, and 
recreate, they will have more time for family or community affairs and activities.  
 
 
Figure 4.19: A Clear Definition between Public and Private Space is a Fundamental 
Tenet of Good Urbanism 
 
Orientation towards the communal space is believed create a good sense of 
belonging and community. This is supported by many scholar and successful 
community design projects. Gehl (1987) believes that face to face orientation can 
promote contact thus increate the opportunities for communal activities. Correa 
(1996) in most of his project designed the housing orientated toward a central 
courtyard which he believe will support the needs of social interaction which is the 
culture of India. Jacobs’ (1969) idea on public surveillance hold true as people will 
tend to behave if watched by the public. Examples of dwellings clustered around a 
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courtyard are very common in our rural society. The “kampung ” setting give an 
intricate and strong relationship among the village dweller. The evidence is obvious 
where we can see lots of “gotong -royong” in villages while we can only see shut  
doors and gate all the time in new housing estate in Malaysia.   
 
 
 
Figure 4.20: Features Offer Opening to the Street such as Balcony and Atrium is 
good to Increase Public Surveillance. 
 
 
 
Figure 4.21: A Good Design of Small Parcel Infill Housing Among Buildings.  
(Source: Architectural Institute of Japan, 2001) 
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Figure 4.22: Housing in Neighbourhood Facing Each Other and Towards Central 
Open Space Create a Good Sense of C ommunity (Source: Correa , 1996) 
 
 
 
Figure 4.23: Perimeter Block with Some Variation Can Create Visual Interest While 
Creating a Better Space Definition (Source: Correa , 1996) 
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Figure 4.24 : Neighbourhood Design in an Odd Parcel 
 
 
 
Figure 4.25: Attrium and Verandah Should be Part of Infill Housing Development to 
Accommodate for Pedestrian and Protection from Bad Weather. 
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4.4 Principles of Good Housing Design 
 
Experience home builders and local government official offers five main 
lessons for cities that want to make housing a key componenet of urban revitalisation 
(Partners for Liavable Communities, 2000): 
§ Cities should mix types, prices and ownership arrangements 
§ It must be easy to get around on foot 
§ Urban dwellers need beautiful open space as much as suburbanites do 
§ Security is a paramount issue 
§ City dwellers also need privacy 
 
Towards more sustainable and livable city centre, Chau (2000) through 
extensive reviews concludes that micro-structure design should fulfill the following 
criterias: 
§ Interconnected street structure; 
§ Public transit route integrated with the highes density/ intensity land 
uses; 
§ Concentrated-dispersed neighbourhood structure that centres on the 
streets; 
§ Optimum net population density of 500 people per hectare; 
§ The widest possible range of mix of interrelated land uses in a 
compact setting; 
§ Optimum street block size of between 70-90 metres; 
§ Plot subdivision for numerous smaller lots, some varied in sizes; 
§ Mostly three- or four storey linked/terraced buildings with optimum 
width of between 9-13 metres; 
§ Streets framed by building with continuous active frontages; human 
scale environment; pedestrian, bike and public transit priority over 
private cars; and 
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§ A range of interconnected urban spaces that are equally and easily 
accessible to all; well defined and lined with active edges; integrated 
with pedestrian, bicycle, public transit and regional open spave 
networks. 
 
Housing is designed for people, thus the community should become the 
priority subject for a housing design. From community points of view, researcher 
believes  that a good housing design should respond to the needs of the community as 
follow: -   
§ Sense of belonging: respecting cultural and social values, able to 
create a sense of identity and give the pride of place to the people,  
§ Sense of place or spirit of the place (Genius Loci) 
§ Sense of security and safety: Public surveillance 
§ Sense of ease and comfort: Walking distance, easy and high 
accessibility, permeability, built environment with human scale  
§ Sense of enjoyment: Variety and unity, aesthetic values, architectural 
richness 
§ Sense of community: social activities, cultural richness 
 
In a nutshell, a good housing design should eventually answer the needs of a 
living neigbourhood as stated in Table 4.3. 
 
A good housing or mixed-use project should be practical in term of cost or 
else nobody will willingly build it. In terms of the project viability, the project has to 
be cost effective. The physical design aspects can contibute significantly to the cost 
of a project. For the reason, a good housing project has to be vaible in term of cost 
without compromising on good principles.   
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Table 4.3: General Principles of Good Neighbourhood Design 
Needs Forms  Function 
Sense of belonging Permit personalisation 
within control 
Orientation towards 
communal space 
Sense of Place Permit personalisation 
within control guidelines 
Variety of function 
(Mixed-use) 
Active frontage 
Sense of Security Public surveillance, lively Variety of function 
Sense of ease and comfort Compact: high density 
 transit oriented 
Proximity of facilities and 
land uses 
Sense of enjoyment Active frontage Proximity of facilities and 
land uses 
Sense of community Nodal point for gathering Communal facilities 
within common pathway 
Economic Sustainability More shared party wall: 
Cost saving 
Mixed-use: business 
support each other 
Environmental 
sustainability 
Low rise: Energy saving More greenery (open 
space and landscaping) 
Evenly distributed  
 
 
The key words to a good and functional neighbourhood are compact, variety 
and proximity. Compact built forms are characterised by high density in a limited 
space. Beside, inner city housing should try to occupy underground space to intensify 
its usage of valuable urban parcel. By putting the unpleasant land uses such as 
parking space also ensure that visual at street level will be more pleasing to urban 
users. Variety applied not only to land uses but also architectural features which 
enliven the masterpiece. The concept of integrating land uses and distribution of 
facilities to minimize the generation of journeys while maintaining and improving 
access equally to facilities is very important. The concept is building communities on 
a human scale, in which proximity to people and shared activities creates feelings of 
shared ownership, trust, respect, and interdependence. The interpretation of above 
principles into design considerations is presented in Table 4. 4. 
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Figure 4.26: A Wonderful Variety of Architectural Forms is Included, Whilst Fully 
Integrating with the Existing Townscape (Source: English Partnership and the 
Housing Corporation, 2000) 
 
 
Table 4.4: Design Considerations of a Good Housing 
Aspect Characteristic 
Build Form High density and Compact 
Architectural Richness and variety 
Mid rise to high rise  
Orientation: Facing each other 
Architectural 
Design 
Vernacular in design to increase sense of place (Localise) 
Variety of architectural features 
Simple for maintenance 
Housing Type  Mix of housing types/lot sizes in order to provide a wider 
range of housing prices  
flexible design 
Take into consideration of cultural needs such as religious 
ritual space 
Flexible design 
Land used fine grain mixed of uses to create richness in activities 
Avoid or disperse the non-compatible uses such as 
workshop 
Mobility and 
Linkages 
Pedestrian oriented to encourage interaction 
Vehicular: Traffic calming features 
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Pedestrian: highly permeable 
Facilitate public vehicles  
Design neighbourhood as a transit point 
Scale and Density Small to be legible  
Compact 
Supporting 
Facilities 
Educational 
Daily Goods 
Foods and Beverages 
Public Realm Universal accessibility  
from all angle and to all 
Robust to fulfil all need 
Overlook by block 
 
 
 
4 .5 Conclusion 
 
As local authorities provide a variety of housing types, encourage ownership 
and ensure that residential developments complement other land uses, it is vital not 
to overlook the importance of housing design. There are three fundamental design 
aspects in any good neigbourhood which are content, function and form. Context 
regards to site and location of the site; function relates to how people use the spaces 
in the neighbourhood and form is the design and contruction of the outer shell. 
Mixed and well integrated urban functions with efficient connectivity are the most 
desirable kind of neigbourhood development and most likely accommodate a great 
community.  
 
Despite the aspect of location, the design aspects of housing contribute 
greatly to decision for dislocation of the people. A well design housing project will 
create visual and function richness by accomodating variety of blocks with clear 
demarcation of space hierarchy. Compact development is most desirable for sake of 
sustainability and project viability. Central orientation of premise can ensure a more 
secure and lively city life. 
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Good neighbourhood design also ensures that sense of belonging is cultivated 
and instilled in the community. Sustainability and responsiveness of the built 
environment is the ultimate good design principle. It is an over arching principle that 
encompasses almost all good universal values. The appropriate forms and functions 
are vital to the sustainability of the neighbourhood and also to the city. A balance 
between variety and unity will certainly brings more aesthetic values. Ultimately, the 
real challenge of infill housing design is designing a neighbourhood that really works 
as well as taking social and culture aspects into consideration. 
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CHAPTER 5 
 
 
 
THE MECHANISM ASPECT OF URBAN INFILL DEVELOPMENT: 
A COMPARATIVE STUDY 
 
 
 
5.1 Introduction 
 
Urban revitalisation for chronic condition requires substantial effort to gain 
significant effects. Learning from the experiences of others is therefore pertinent. 
This could help in saving cost and saving wastage of land which urban area can not 
afford to loss. This part of the research is to find out what other countries have done 
in term of bringing people back to city and eventually reaching the effect of urban 
revitalisation. This chapter will have an overview of infill development practices in 
American and British context. In searching for wisdom of urban infill, several 
questions are posed as guidance: What can we learn from their experience? How to 
do it in a more democratic way? Who should be involved to make a better infill 
scheme? Instead of imitate blindly, the comparative study intends to learn from the 
experience of other countries and to adapt them in the Malaysia context. The aim of 
this comparative study is to seek a balance point between extreme in various urban 
infill practices. Better solutions for urban infill may appear as synergy of as many 
good practices as possible from these countries. Formulation of innovative ideas will 
then be possible and easier with this critical comparative analysis .  
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5.2 The Need of Comparative Study 
 
This chapter is about the aspects or factors that contribute to a successful 
infill development especially repopulating city centre. The good practices present  
positive steps or approaches which cities, governments and citizens could develop to 
address urban problems and which were found to be effective. The facts and figures 
show that Malaysia is inexperience in tackling urban problems especially problems 
due to urban sprawl. Our urban centres are weak in sustainability. (Appendix A) The 
comparative study should be used as a good learning tool on what should be done 
and what should not. Other than physical aspects, urban development mechanism 
causes most barriers to urban infill. A good development mechanism can ensure a 
more efficient work flow, thus reduce the development time and cost. This chapter 
will be focusing on the basic principles and concepts underlying housing and urban 
regeneration, and to compare contemporary policy and practice in the Malaysia with 
international examples. These cases are selected based on some consideration and 
subject to availability of resources. 
 
 
 
5 .2 .1 The Rationales of Country Selection 
 
United State of America and Britain have been selected as the subjects for 
this comparative study. United State of America has gone a long way in urbanism 
and are among the developed countries that is regarded as being experience in infill 
development. There is strong awareness in planning of better and sustainable 
settlement as early as 1970s. There are revolutionary concepts and innovative ideas 
emerging then and now. These provide the basis and an opportunity for Malaysian to 
learn from their experience, successes and failure as well. Malaysia  being a colonial 
of the British during World War II has inherited their planning system. Thus, ideas 
from the British are more likely to be compatible with Malaysian planning system. 
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As among the earliest country that experience urbanisation due to industrial 
revolution, Britain has been regarded as experienced in handling urbanism problems 
compared to other newly developed countries. 
 
 
 
5.2.2 Aspect of Comparative Study 
 
Implementability of a project is closely related to its financial viability. Thus, 
financial mechanism will be under scrutiny. This will also include the government’s 
tools to encourage and facilitate infill development, either government initiated or 
private initiated. In the foregoing comparative study, two major aspects will be given 
due attention: -  
i) Strategic Mechanism 
ii) Financial Tools 
 
 
 
5 .3 British Urban Infill Development  
 
5 .3 .1 Strategic Mechanism for British Urban infill Development 
 
In dealing with urban decay and city centre decline, the British government 
has initiated many programmes and strategies. The City Challenge initiative was 
launched by the Secretary of State for the Environment in May 1991, with the aim of 
bringing together the work of existing programmes and bodies to tackle the problems 
of run-down urban areas. Local authorities, in partnership with the private, public 
and voluntary sectors and the local community, were invited to draw up imaginative, 
comprehensive and realistic programmes designed to regenerate key areas over a 
five-year period (HMSO, 1995). 
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Another programme was set up to transform run-down local authority 
housing estate into places where people wanted to live. This programme is called 
Estate Action. The measures promoted were intended not only to tackle the physical 
condition of estates but also to (HMSO, 1995): 
§ Improve housing management; 
§ Involve tenants; 
§ Provide variety and choice in housing; and 
§ Create opportunities for training and enterprise 
 
Another initiative, Housing Action Trust (HATs) were established under the 
Hous ing Act 1988 with powers to acquire housing stock from council ownership, to 
refurbish, redevelop, manage and after treatment, to dispose of the properties to 
alternative, preferably private landlords. The British government’s original proposal 
was to go over the heads of local councils and designate a number of HATs in some 
of the country’s worst problem estates. The argument was that these local authorities 
were ‘incompetent’ and opposed to government’s aim of diversifying housing tenure 
and that direct intervention by central government would be welcomed by tenants 
(Karn, 1993). 
 
The responsibility for  British inner city revitalisation is spread across a 
number of different central government departments. A network of Government 
officers for the regions was announced in 1993. These were set up to combine the 
former regional offices of the Departments of the Environment, Employment, Trade 
and Industry, and Transport. Some Government functions were delegated to other 
new agencies, such as English Partnership s. Local government also has a major role 
to play, not only in the day-to-day administration of their areas, but also in promoting 
urban renewal and economic development. Integrated Government Offices for the 
Regions (GORs) have been set up to combine the former regional offices of the 
Departments of the Environment, Employment, Trade and Industry, and Transport. 
There are also senior head quarters representatives in each office. The main 
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programmes funded by the Single Regeneration Budget (SRB) are administered by 
the GORs. 
 
The overall responsibility for urban regeneration policy in Britain rests with 
the Secretary of State for the Environment. The Department is also responsible for 
policy in related areas, such as local government and housing. Among the 
Department’s functions are (HMSO, 1995): 
§ Administering the remaining Urban Programme commitments and the 
City Challenge initiative, and paying grants in support of this work; 
§ Establishing and supporting the Task Forces and Urban Development 
Corporation; 
§ Supporting schemes to improve public sector housing, which often 
benefit inner city areas where there is a preponderance of such housing; 
§ Overseeing the work of local government, including that in inner city 
areas; 
§ Commissioning research on urban policy;  
§ Examining the public land registers to identify unused and underused 
areas of public land that should be sold to the private sector so as to 
bring it back into use; and 
§ Encouraging private capital to invest in good projects in inner city 
areas. 
 
The work of eight former City Action Teams (CATs) was subsumed within 
the integrated regional offices in April 1994. The CATs co-ordinated government 
efforts in inner city areas and encouraged partnerships between business, local and 
central government, the voluntary sector and local people. They brought together 
senior officials of the three government departments- Employment, Environment and 
Trade and Industry, to ensure that the main programmes for which each was 
responsible worked together effectively. Each CAT had a small budget to assist 
co-ordination of government action in the inner city (HMSO, 1995). 
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Urban Development corporations have also been set up by the UK 
government to reverse large -scale urban decline. They are public bodies established 
to secure the regeneration of their designated areas, equipped with statutory powers, 
generally including planning responsibilities for their area. They are allowed to buy 
and sell land at market value. The primary source of funding is government grant, 
although their presence can encourage the private sector to invest considerably more 
in the area than is put in by the deve lopment corporations themselves (HMSO, 1995). 
 
The Urban Task Force was set up by the United Kingdom’s Deputy Prime 
Minister and Secretary of State for the Environment, Regions and Transport, John 
Prescott, in 1998.  The Task Force’s major responsibilities are to: 
· coordinate state policy on urban infill development including incentives 
regulatory programs, provision of infrastructure, and redevelopment planning 
assistance to local governments; 
· inventor ise, prioritise, and actively market infill sites to potential developers; 
· evaluate how current public incentives are doing in encouraging the 
remediation of and development of urban infill; and 
· Recommend ways to better promote urban centre infill development. 
 
The English Partnership (EP) was set up to promote the development of 
vacant, derelict and contaminated land throughout England. As its name suggests, its 
approach is to work in partnership with the public, private and voluntary sectors. 
English Partnership brought together three strands of regeneration activity (Couch, 
2000):- 
i) English Estates, the government agency for building and managing 
advanced factories and industrial estates;  
ii) Derelict Land Grant, the subsidy paid to landowners to bring back 
into use ‘land so damaged by industrial or other development that it is 
incapable of beneficial use without treatment’; 
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iii)  City Grant, the project-specific subsidy designed to bridge the gap 
between the high development costs and low returns from socially or 
economically desirable development in marginal areas.  
 
 
 
Table 5.1 : The Task Force’s Functions 
Field Possible Agency Rationales 
Planning and 
Development  
State Planning Authority -as the holistic coordinator for the 
macro development 
-responsible for adopting and 
revising the development 
and redevelopment plan 
Financial Redevelopment Authority 
(existing or newly formed)  
to handle the financing of projects 
Economic 
Development 
Chamber of Commerce  for ideas regarding state economic 
development and sustainability 
Transportation Department of 
Transportation 
Advice on transportation aspect 
which is of prime importance to 
infill development 
Environmental Department of 
Environmental, NGOs such 
WWF 
to monitor on the environmental 
aspect inline with sustainable 
principles 
Source: HMSO, 1995 
 
 
 
Besides stimulating local enterprises, the English Partnerships’ key objectives 
are to promote the regeneration through the reclamation, development or 
redevelopment of land and buildings, and to create economic growth, employment 
opportunities and environmental improvements in areas of most need throughout 
England. It is empowered to offer financial assistance in support of development 
activity; to promote and enter into joint ventures with others; to acquire and manage 
property; together with a range of necessary ancillary powers such as the rights to 
enter and survey land and to make highway connection.  
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One of the key phrases in understanding the work of EP is that much of its 
work was done through providing ‘gap funding’ to support development proposals. 
The idea was that EP would bridge the gap between the development costs (land 
reclamation, construction costs, etc.) and the value of the complete development, 
where the de velopment was not commercially viable but would be economically  
beneficial to local community (Couch, 2000). Urban regeneration initiative for 
Britain is summarised in Table 5.2.  
 
 
Table 5.2: Summary of relevant British Government Urban Regeneration Initiatives, 
1981-1998 
Initiative or 
Organisation 
Operational 
period 
Description 
English Estate 1936-1993 With its roots in pre-war northern industrial 
development, English Estate constructed 
industrial and commercial premises in places 
where the private sector  developers would 
not venture. Often for the very good reason 
that nobody wanted to take their business 
there. Eventually subsumed by English 
Partnerships. 
Derelict Land 
Grant 
1949-1995 A long standing funding scheme that actually 
has its roots in post-war legislation. Provide 
100% grant funding for local authority 
engineers to claim derelict land for new uses, 
mostly public open space. 
Commission for 
New Towns (CNT) 
1961- The residual body for the individual New 
Town Corporations, concentrating on 
dispos ing its own sites and later, the UDCs. 
Eventually merged with English Partnership. 
Urban Programme 1969-1992 The first major government programme to be 
targeted on inner cities, its aim was to rebuild 
confidence and encourage investment, latterly 
in 57 priority Areas. 
Urban 
Development 
Corporations 
(UDCs) 
1981-1998 Twelve English quasi-NGOs set up to 
regenerate designated areas of major towns 
and cities 
Enterprise Zone 1981-1996 Fast-track planning and financial incentives 
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(EZs) for developers and occupiers willing to take 
the risk on unpopular commercial locations. 
Urban 
Development 
Grant 
1982-1988 Provided financial support for a wide range 
of urban development projects involving the 
private sector which would otherwise not 
have taken place. 
Estate Action 1985-1994 Aimed to help local authorities transform 
unpopular housing estates into places where 
people wanted to live. 
City Grant 1988-1994 Offered direct gap funding to the private 
sector for development schemes in priority 
urban areas which otherwise would not have 
been commercially viable  
Housing Action 
Trusts 
1992- Comprehensive quasi-NGOs -led transfer and 
redevelopment of social housing stock for a 
number of large social housing estates. 
City Challenge 1992-1998 The first real attempt at a competitive bidding 
programme for regeneration funding. 
Resulted in 31 five year programmes, 
managed by partnership who all received the 
same amount of money.  
English 
Partnership 
1993- National quasi-NGOs which subsumed City 
Grant, Derelict Land Grant and English 
Estates; grew quickly to a budget of over 
£400m but then lost its regional offices and 
their budgets to the RDAs. Now regrouping 
as a national body following a merger with 
the Commission for New Towns, but with an 
uncertain set of functions. 
Single 
Regeneration 
Budget (SRB) 
Challenge Fund 
1994- A rolling programme of bidding rounds for 
local partnerships to secure resources for up 
to seven years for a mix of economic, social 
and physical regeneration schemes. Now in 
round 5, it has become targeted on the most 
deprived local authoriry areas. 
Estate Renewal 
Challenge Fund 
1996- Local authorities compete for Government 
resources to regenerate deprived estates, 
based on the transfer of the stock to a housing 
association or housing company, to allow a 
mix of public and private sector funding for 
renewal. 
Source: Rogers , 1999  
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Other stakeholders, such as community leaders, local government officials, 
local business groups, economic development organizations, and companies, become 
more important when urban infill development are linked to larger-scale growth 
management and planning initiatives. Local economic development groups, both 
public and private, often play an important role in aggregating properties, including 
infill sites, to create sufficient space for a project. Private sector developers are vital 
to the success of commercial urban redevelopment projects (National Governors 
Association, 2000). 
 
Any review in urban regeneration activities cannot disregard the Glasgow 
experience. From mid 70’s, public policies encouraged the development of vacant 
land and the renovation of unused buildings within the urban fabric as opposed to 
peripheral developments. Follow -up planning during the 1980’s focused on inner city 
development, which is now under the responsibility of the Glasgow Development 
Agency, the funding body for urban renewal and environmental improvement 
projects. Inner city revitalisation evolved office, retail, housing, cultural and 
leisure/entertainment sectors. The implementation of new housing construction and 
the conversion of existing buildings represented an important breakthrough to 
consolidate living, working and shopping in a lively inner city environment. 
Instrumental for that was the district council’s decision to sell its properties to private 
developers for very attractive prices in addition to flexibility in planning standards 
and conversion grants that reached £5,100 per dwelling unit (Cowan and Lindsay, 
1993). The creation of the physical environment needs to be further enhanced by the 
societal attributes for greater community participation. Citizens must be empowered 
to take the concept further until their neighbourhoods are self-supporting cells within 
a larger whole.  
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5.3.2 Financial Tools for British Urban infill Development 
 
The UK government announced the establishment of the Single Regeneration 
Budget (SRB) in November 1993 which put overall responsibility under The 
Secretary of State for the Environment. These replace separate funding for 20 
different programmes from five different government departments. It aims to achieve 
sustainable regeneration, improved industrial competitiveness and economic 
development in England. It is expected to provide better value for money through 
improved delivery and increased local involvement (HMSO, 1995). Under this SRB, 
a Regional Enterprise Grant programme has been brought within. This supports 
investment and innovation in small firms in certain eligible areas.  
 
The Private Finance Initiative (PFI) was launched in the Chancellor’s 1992 
Autumn Statement. The aim of the PFI is to improve the quality and quantity of the 
British capital stock by harnessing the private sector’s management expertise and 
resources, and by encouraging closer partnership between the public and private 
sectors. The Department of the Environment’s urban and housing programmes have 
already been bringing in large amounts of private sector investment. The PFI allows 
the department to build on existing achievements through more innovation in 
forming joint ventures, new ways of risk sharing and of balancing rick and reward 
such as equity investment in joint-venture companies, giving financial guarantees, 
and through the use of land-value rather than cash or grants to stimulate development  
(HMSO, 1995). 
 
Capital Partnership programmes were announced in year 1992 which 
included several elements related to urban regeneration. The program mes lasted till 
1994 financial year. The various components of Capital Partnership provided 
incentives to top up the estimated local authority capital receipts release by the 
Government from spending control, to be spent on projects best placed to stimulate 
growth. Components of the programme which are important for inner city areas 
 117 
included: 
§ Environmental Partnership, which provided funds for recycling, waste 
management and tackling contaminated land much of it in urban areas; 
§ Housing Partnership, which made use of Estate Action funding and a 
new Housing Partnership Fund; and 
§ Urban Partnership, using a new urban partnership fund within the 
Urban Programmes.  
  
The Urban Programme is a special allocation to local authorities in addiction 
to their normal resources. Funding is being concentrated on target areas where the 
problems are greatest and levels of deprivation most severe, so as to achieve a greater 
impact with available funds. The local authorities concerned receive 75% grant from 
the Department of the Environment to cover spending on approved projects (HMSO, 
1995). 
 
 
 
5.3.3 Good Practices of British Regeneration 
 
An urban program was defined within the  1977 White paper, which 
advocated different forms of partnerships as part of a co-ordinated urban 
regeneration strategy. City Action Teams and Task forces were formed and later 
Enterprise Zones and UDCs were created by the 1980 Local Government, Planning 
and Land Act. These were seen as important planning and urban management 
instruments required tackling the complexity of inner city problems. This is defined 
as the agency approach adopted to develop, finance, manage and implement 
revitalisation programs (Lloyd and Black, 1993). The experience in Glasgow, 
Birmingham, Baltimore and Porto follows this approach (Acioly, 1999). 
 
The importance of partnership with the private sector in urban regeneration 
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initiatives was stressed in various policy and programs like the “Action for Cities” 
policy statement and in the City Challenge program. The latter innovated by 
establishing a process of competitive bidding for cities to become eligible to public 
funding through applications - project proposals - which after all helped to stimulate 
innovations and creative urban renewal ideas. The experience during the 1990’s 
revealed the consolidation of an urban revitalisation policy with the establishment of 
a new urban regeneration agency with main tasks to reclaim derelict la nd and to 
assemble sites for redevelopment (Berry et al., 1993).  
 
The best practices are derived from the action taken by British in handling 
urban regeneration issues. It can be viewed in three main aspects which are:- 
 
i) Local Authority 
§ Give local authorities a strategic role in managing the whole urban 
environment, with power to ensure that other property owners maintain their 
land and premises to an acceptable standard; 
§ Require local authority to remove allocations of Greenfield land for housing 
from development plans 
§ Require every local authority to maintain an empty property strategy that sets 
clear targets for reducing levels of vacant stock 
 
 
ii) National Framework  
§ Establish a national framework for dealing with the risk that arise throughout 
the assessment, treatment and after-care of contaminated sites 
§ Create designated Urban Priority Areas, where special regeneration measure 
will apply, including a streamlined planning process, accelerated compulsory 
purchase powers and fiscal incentives; 
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§ Make statutory development plan more strategic and flexible in scope, and 
devolve detailed planning policies for neighbourhood regeneration into 
targeted area plans. 
§ Produce dedicated Planning Policy Guidance to support the drive for an urban 
renaissance 
§ Develop a network of Regional Resource Centres for urban development, 
promoting regional innovation and good practice, co-ordinating urban 
development training and encouraging community involvement in the 
regeneration process. 
 
iii)  Financial 
§ Establish a Renaissance Fund whereby community groups and voluntary 
organisations can access the resources needed to tackle derelict buildings and 
other eyesores spoiling their urban neighbourhood. 
§ Establish national public -private investment funds and regional investment 
companies, to attract additional funding for area regeneration projects 
§ Introduce a new financial instrument for attracting institutional investment 
into the residential private rented sector 
§ Introduce a package of tax measures, providing incentives for developers, 
investors, small landlords, owner-occupiers and tenants to contribute to the 
regeneration of urban land and buildings 
§ Include the objective of an urban renaissance in the government’s spending 
review which will determine public expenditure priorities for the ea rly yeards 
of the new millennium 
§ Review the local government spending formula, which determines the 
allocation of central government resources, so that it reflects the financial 
needs of urban authorities in managing and maintaining their areas.  
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5.4 Americ an Smart Growth 
 
5 .4 .1 Strategic Mechanism of American Smart Growth 
 
American urban revitalisation movement is better known as smart growth. It 
simply means creating balanced growth solutions that take into account all the 
competing needs of the communities. A sweeping and remarkably revitalisation 
program launched in 1992 called Neighbours Building Neighbourhoods (NBN) 
provided the engine for revitalisation. The city organised all neighbourhoods into ten 
sectors, and representatives from each were allowed input into a long-term plan for 
city wide economic development and renewal. Government never dictate how NBN 
would be organised or administered. All NBN plans result from the full participation 
of city and neighbourhood representatives. Work with the NBN also prompted the 
city to establish the Neighbourhood Empowerment Teams (NETs) to coordinate 
citizen action and as think tank to solve communities problems (Partners for Livable 
Communities, 2000). 
 
Infill developers are guided by a set of comprehensive guidebooks published 
by organisations such as Urban Land Institute, Department of Housing and Urban 
Development (HUD), and Real Estate Research Corporation. These guidebooks 
provide details information that infill developers need to know. These include  
sources of information regarding the development, the sources of financial aids and 
functional techniques for planning. All these guidebooks have reduced the trouble 
and increased the developers’ interest in infill development. For local government, 
U.S. Department of Housing and Urban Development (HUD) published a guidebook 
for local government to streamlining land use regulation which offers many helpful 
suggestions for dealing with project review (Refer Table 5.3) . 
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Table 5.3: Techniques for Streamlining Land Use Regulation 
Stage Streamline Techniques 
Pre-application Stage § Written materials (design manuals, developers’ 
handbook) 
§ Informal pre-application meetings 
§ Centralized information and permit counters 
Staff Review Stage § Interdepartmental review committees 
§ Fast tracking project with minor impacts 
§ Simultaneous review of multiple permits 
§ Master environmental impact reports 
§ Mandatory review time frames 
§ Permit expeditors or ombudsmen 
§ Departmental reorganisation 
§ Improved information system 
Layman Review Stage § Training for review board members 
§ Reducing public hearing backlogs (more frequent 
meetings) 
§ Improving hearing procedures 
§ Informal meetings with neighbourhood organisations 
§ Consolidating or eliminating multiple hearings 
§ Redefining planning commission roles 
§ Using a hearing examiner 
§ Creating dual planning commissions  
§ Mediating of disputes 
Source: ULI, 1982  
 
 
By referring to five states in America, the National Governors Association 
(2000) found that the latest strategy to promote  Brownfield programme performance 
is greater incorporation into state or regional growth plans and land-use planning. 
The report showcased five important lessons from each state:-   
§ New Jersey has successfully integrated brownfields into the state’s smart 
growth vision, plans, policies, and programmes through strong leadership 
and effective engagement of state agencies and private-sector interests 
through its multi-agency and multi-stakeholder task force. 
§ Pennsylvania  has successfully integrated a successful brownfield 
programmes into broader state growth management policies and 
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programmes by means of an Executive Order and collaboration among 
state and private organizations.  
§ Massachusetts has demonstrated the value of statewide leadership out of 
the governor’s office and the benefits of us ing innovative partnerships 
with private-sector groups to help reduce financial risk barriers for 
brownfields projects. 
§ Michigan’s leadership in enacting common sense statutory reforms, 
coupled with its financial support for innovative redevelopment 
programmes, has produced enormous benefits in environmental quality, 
private -sector spending, economic development, urban revitalization, and 
tax revenues. 
§ Maryland has improved its brownfield programmes by integrating it into 
its broad smart growth initiative and shown the benefits of targeting its 
support for brownfields projects in areas designated for growth and 
development. 
 
 
In America, the initiatives to urban revitalisation started in late 1960s when 
Community Development Corporations (CDCs), neighbourhood-based non-profit 
organizations that were established to address its issues of urban revitalisation. They 
have set up to meet a variety of needs. Housing is the field in which they have made 
the greatest impact. Compared with other types of nonprofit agencies in America, 
CDCs more often take on non-development roles, including community organizing, 
social service provision, advocacy of neighbourhood strategic interests, and so on. 
CDC leaders made alliances with business and local politicians to help obtain 
funding. Much of the private money was a result of the Community Reinvestment 
Act (CRA), which directs banks to make credit available in the communities where 
they do business. The CDC mission has been successful because the organizations 
are small, nimble, and intensely local. The housing that they develop is generally 
home to a stable tenancy. Those residents in turn become a lure to retailers, allies 
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with police against crime, and a constituency more able to bring improvements out of 
local schools. Notable American federal programmes include:  
§ Community Development Block Grant (CDBG); 
§ HOME Investment Partnership Program block grants to states and local 
governments; 
§ HOPE VI Urban Revitalization Demonstration for revitalizing distressed 
public housing; 
§ Low-Income Housing Tax Credit (LIHTC) Program; 
§ Brownfield Redevelopment Initiative for remediation sites that were 
formerly polluted by industries; and 
§ Empowerment Zone programs for development in distressed areas of 
major cities. 
 
To increase the housing affordability and accessibility, including infill 
development, American local governments included the following actions: 
§ areas of concentration include housing typology, diversity and range, and 
lot size/life cycle considerations;  
§ established developments, demonstration projects and housing design 
competitions are being used to establish a continuum of housing choice;  
§ particular attention is being paid to regulatory barriers and responses as 
they pertain to housing needs from life-style changes; and  
§ alternative development, zoning and land-use standards are being 
collected. 
 
Public/private housing partnerships are considered by many to be the most 
promising approach to providing low -income housing. These partnerships have 
evolved as state and local governments have sought to expand their roles despite 
fiscal constraints triggered, in part, by diminishing federal leadership and funding 
and, in part, by the limitations yet increasing demands on their own funds (Suchman, 
1990).  
 124 
5.4.2 Financial Tools for American Smart Growth 
 
For American, many finance mechanisms have been used to stimulate 
economic activity in certain geographic areas or industries, or under certain types of 
situations, when private capital markets chose not to participate. Infill projects are 
said to be most lucrative form of development available these days in America. Aside 
from the very small infill projects run by individual investors, most infills across the 
country are mixed-use developments within established communities that already 
have the proven demographics and sufficient consumer and tenant demand to support 
such projects. The diversity of income streams from mixed-use development also 
makes such projects more financially stable than single-use development.  
 
Furthermore, financing assistance is available from a variety of federal, state 
and local source as well as financial assistance from foundations and non-profit 
organizations. These sources generally offer grants, low-interest loans, loan 
guarantees, tax credits and in some areas, tax abatements. The variety of financial 
assistance program is listed in Table 5.4.  
 
In United State, the grants, government programmes and foundations that 
provide funds for community development projects such as infill housing are as 
follows (Partners for  Livable Communities, 2000): 
§ Unrestricted: The money can be used for operating costs often 
unavailable through other grants 
§ Restricted: Only for specific purposes defined by the grant or the funder 
§ Program or project grants: To support a specific programme, usually with 
measurable outcomes. Community projects can be adapted to programme 
regulations, but this requires a comprehensive understanding of grant 
requirements.  
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Table 5.4: Financial Assistance Programs Applicable to Brownfield Redevelopment 
Activites in America 
Loans  
 
· EDA’ss Title IX (capital for local revolving loan funds) 
· HUD funds for locally determined CDBG loans and .floats. 
· EPA capitalized brownfield revolving loan funds  
· SBA’s microloans  
· SBA’s Section 504 development company debentures 
· EPA capitalized clean water revolving loan funds (priorities 
set/ programs run by each state)  
 
Loan 
guarantees 
 
· HUD’s Section 108 loan guarantees 
· SBA’s Section 7(a) and Low-Doc programs 
 
Grants 
 
· HUD’s Brownfield Economic Development Initiative (BEDI) 
· HUD’s Community Development Block Grants (for projects 
locally determined, the program matching grants to eligible 
cities) 
· EPA assessment pilot grants 
· EDA Title I (public works) and Title IX (economic 
adjustment)   
· DOT (various system construction and rehabilitation 
programs) 
· DOT’s transportation and community system preservation 
(TCSP) pilot grants 
· Army Corps of Engineers (cost-shared services) 
 
Equity capital 
 
· SBA’s Small Business Investment Companies 
 
Tax incentives 
and tax-exempt 
financing  
 
· Targeted expensing of cleanup costs (through 12/31/01)  
· Historic rehabilitation tax credits 
· Low-income housing tax credits 
· Industrial development bonds 
Tax-advantaged 
zones 
 
· HUD/USDA Empowerment Zones (various incentives) 
· HUD/USDA Enterprise Communities (various incentives) 
 
Source: Bartsch, 2001 
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§ Seed money: For new, experimental, or innovative projects. Depending 
on initial outcome, funding may be renewable. Seed funding is attractive; 
it enables an organisation to experiment and prove the viability of a 
project to attract or leverage additional funding. 
§ Capital grants: Earmarked for capital projects to meet future service 
demands, such as the purchase, construction, or renovation of a physical 
facility; and land acquitision or major equipment purchases.  
§ Endowment: Grant to provide for an organisation’s future security. 
Endowment funds are invested to provide annual income, usually a 
percentage of income earned. 
§ Challenge Grant: Restricted or unrestricted grants may be made in the 
form of a challenge to the organisation to raise an equal or specific 
amount from other sources. The grant is made contingent upon the match 
being raised.  
 
There are also foundations that fund for community development including 
urban redevelopment projects which are: 
§ Community Foundation 
§ Independent Foundation 
§ Operating Foundations 
§ Company Foundations 
 
The most common types of local programmes assistance used for urban infill 
projects are tax increment finance, property tax abatement, special service districts, 
low-cost loans, etc. and which federal programmes are best suited to complement 
local financing efforts. There are also several types of low - or no-cost techniques that 
cities could adopt to stimulate the flow of capital infill activities. Seve ral of the HUD 
programmes offer communities considerable potential resources and the most 
flexibility. One of it is Community Development Block Grants (CDBG). Community 
Development Block Grant Program (CDBG) was introduced by the U.S. Department 
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of Housing and Urban Development (HUD) in 1974 as a major overhaul of federal 
efforts at urban revitalisation. The major objective of the block grant overhaul of 
urban revitalisation programmes was the decentralization of policy-making and 
identifies low and moderate-income persons as the intended principal beneficiaries. 
 
CDBG are provided to cities of all size. How those funds are spent is a local 
decision, within broad HUD guidelines. HUD’s Section 108 loan guarantee program 
is linked to the block grant program. Section 108 was authorized to help cities 
finance site clearance, property acquisition, infrastructure, rehabilitation, or related 
activities too large for single-year block grant funding. This can include removal of 
toxic contaminants as part of these site preparation activities. Block grant funds can 
also be lent to private companies for economic development projects under some 
circumstances (Bartsch, 2001). 
 
In creating Community Development Block Grants, six categorical 
grant-in-aid programmes (Urban renewal, Model Cities, water and sewer facilities, 
open space, neighbourhood facilities, and public facilities loans) were consolidated. 
Inter-locality competition for funds for each categorical activity was replaced with a 
single predetermined formula -based grant. All localities of 50,000 population, central 
cities, and counties of 200,000 populations have a legal entitlement to a designated 
amount of funds each year. The implementing agency has seventy-five days to 
review and disapprove any community’s yearly application (Rosenfeld, 1980) . 
 
 
One of the US federal efforts to revitalize central cities is the Department of 
Housing and Urban Development’s Urban Action Grant (UDAG) program, which 
was on October 12, 1977 under Housing and Community Development Act 1977. 
The objectives of UDAG are to alleviate physical and economic deterioration by 
providing assistance “for economic revitalization in communities with population 
out-migration or a stagnating or declining tax base, and for reclamation of 
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neighbourhoods , having excessive housing abandonment or deterioration” (Gist , 
1980). 
  
Essentially, the UDAG program provides capital subsidies to encourage 
business to move into economically distressed cities or to persuade those already 
located in such cities to remain or expand their facilities and operations. By doing so, 
it is hoped, the increased investment will create new jobs and help retain existing 
ones, and will increase the property tax base and begin a process of economic 
development that will improve the economic and fiscal position of the cities 
receiving grants.  
 
Grants under the UDAG program are project based, and funding is 
discretionary. UDAG is somewhat narrower in focus than CDBG, i.e., its sole 
purpose is economic development, which is only one of eligible activities under 
CDBG. Nevertheless, many of the activities conducted with UDAG funds are 
conventional community development activities, such as land acquisition, 
infrastructure improvements, housing rehabilitation, etc., which could be carried out  
with CDBG funds.  
 
A unique mechanism called Tax Increment F inancing (TIF) enables local 
authority to use the new tax revenues generated by the redevelopment to help finance 
the project. When a redevelopment project is being planned, local authority analyzes 
how much additional property and/or sales taxes should be generated once it is 
completed. That "tax increment" then can be used by local authority either to finance 
the issuance of bonds or to reimburse developers for a portion of their project 
financing. In either case, the new tax revenue that is created must be used for 
improvements that have a public benefit and that support the redevelopment effort, 
such as site clearance, streets, utilities, parks, the removal of hazardous materials or 
conditions, or site acquisition.  
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TIF is used only when an area or property cannot be redeveloped without 
public investment and when it meets a public objective, and then only to fill the gap 
between the total project cost and the level of private financing the project can 
support. In the case of developer reimbursement, the amount of money reimbursed 
depends on the success of the project, with the developer getting the money only if 
the project creates the extra value for the city.  
 
All the additional taxes created by the redevelopment revert to the normal 
taxing entities once the local authority has fulfilled its monetary obligations related 
to a project. Thus, the neighbourhood benefits from the creation of revitalized, 
productive properties and the taxing entitie s will get new, permanent sources of 
revenue that would not have existed if such local authority had not enabled the 
project to be undertaken.  
 
Tools of affordable housing including subsidies such as low -income housing 
tax credits, tax-exempt bonds, historic tax credits, Hope VI grants, private foundation 
grants and more. Low-income housing tax credits are a federal tool with good local 
potential to support brownfield projects. There is growing interest in reusing 
brownfield properties for residential purposes, an interest which will be further 
fueled as state voluntary cleanup programmes become more established, and the 
impacts of recent lender liability and cleanup expensing incentive provisions are 
absorbed by the market. Low-income housing tax credits can play an important role 
in attracting capital for housing on brownfield sites.  
 
It was observed that there are eleven local government programmes that 
illustrate elements of economic development and brownfields program mes. These 
programmes promote and enhance the competitive advantages of inner cities to 
attract private sector investment. The study found that financial arrangements have 
been popular tools to promote competitive advantages of  inner city areas. Unlike the 
traditional use of financial incentives, however, the studied cities tend to use funds 
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more strategically. Many of the financial incentives identified are targeted at: 
§ improving commercial viability of properties; 
§ encouraging redevelopment that takes advantage of existing 
infrastructure, as well as proximity to transpor tation systems and city 
centers; 
§ encouraging redevelopment that creates jobs tied into the regional 
economy; 
§ encouraging redevelopment that creates jobs appropriate for local 
residents; and 
§ attracting investment that meets unmet local demands. 
 
Financial incentives, however, often play a secondary role in the economic 
development and brownfields programmes studied, especially in smaller cities with 
fewer funding resources. It was found that cities use many other important tools to 
encourage redevelopment; such as Tax abatement on real estate, income, or 
investment profits. 
 
The Local Government code, effective since May 1999, authorizes 
municipalities to create Neighbourhood Empowerment Zones (NEZs) and provide 
tax and other incentives to create or rehabilitate affordable housing, promote 
economic development, or improve the quality of social services, education, or 
public safety for residents of  the NEZ. Pursuant to this law, the NEZ designation 
provides an area various development incentives including municipal property tax 
abatement, development fee and impact fee waivers.  
  
There is a need to mention also Community Reinvestment Act (CRA) enacted 
in 1977 to encourage lenders to invest in low- and moderate-income neighbourhoods, 
banks and savings and loans were responsible for eighty percent of mortgage loans 
that has fallen to forty-two percent. Banks are considered as part of an infrastructure 
that creates unique opportunities for inner-city development. When these financial 
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institutions were forced to focus upon reporting their lending activities in central 
cities, they will discover a potentially profitable community they had ignored for 
years. Local community groups can also use the CRA to leverage money for urban 
programs from private lenders (Partners for Livable Communities, 2000) . 
 
Tax credits and abatements for brownfie ld projects help with a project’s cash 
flow, by allowing revenue to be used for brownfield purposes rather than for taxes or 
other purposes. This, in turn, can help a project’s financial look in the eye of a lender. 
About 22 states in America offer some sort of tax abatement or credit. Sites in 
Connecticut can take advantage of a 7-year deferral of the increase in property taxes 
that can result when a cleaned up site becomes more valuable. Similarly, Texas takes 
a 4-year, sliding scale approach, starting with 100 percent abatement the first year. 
All these approaches can help ease the costs of up-front site preparation.  
 
Illinois provides a 25 percent income tax credit to developers who spend at 
least $100,000 to restore contaminated sites, and these credits are transferable to new 
owners. Wisconsin offers a 50 percent credit for remediation spending in designated 
Development Zones. Wisconsin has also addressed a tax issue that has proven 
problematic in cities all over the country, namely, the issue of payment of back taxes 
on abandoned sites. Wisconsin allows cancellation of delinquent taxes for new 
purchasers as part of their agreement to clean up contaminated property. The second 
category is financial assistance and tax incentive programs that can be targeted 
directly to promote brownfield reuse. They can meet several objectives to help 
finance specific parts of the project, such as site preparation; increase the lender.s 
comfort; or ease the borrower.s cash flow by plugging certain capital holes (Bartsch, 
2001).   
 
Some 19 states in America offer some sort of targeted financial assistance or 
tax incentives. Indiana offers an Environmental Remediation loan fund, and can 
forgive up to 20 percent of the loan amount for projects such as former gas stations 
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or sites within ½ mile of a day care center or school that meet community defined 
development goals. Several states target their brownfield tax incentives to job 
creation that’s linked to site reuse. For example, Florida offers what they term a 
$2500 bonus refund for jobs created by brownfield reuse projects. It is credited with 
attracting $41 million in new capital investment to just 4 sites.  And this year, 
Florida enhanced this incentive, by setting aside 30 percent of its quick response 
training program for companies in designated brownfield areas (Bartsch, 2001). 
 
Michigan in 1996 authorized the establishment of Brownfield Redevelopment 
Authorities, which have TIF and bonding authority. These authorities focus on 
brownfield projects, and they can set up a site remediation revolving fund from tax 
increments captured after cleanup is paid for. So far, more than 75 such authorities 
have been set up. In addition, this year Michigan launched a new credit, which 
allows a 12-year, 100 percefnt abatement on cleaned and reused properties in locally 
designated obsolete property rehabilitation districts. Pennsylvania offers a similar 12 
year incentive through its new Keystone Opportunity Zones (Bartsch, 2001). 
 
Missouri offers a variety of property and job creation tax incentives, for up to 
10 years, as part of its Brownfield Redevelopment Program. Site reusers pick from 
the menu according to their project needs, and pa ckage them together; the value of 
the incentives can total up to the entire cost of site remediation (Bartsch, 2001). 
 
 
 
 
5.4.3 Good Practices of American Urban Infill Development 
 
There is already a significant amount of experiences with revitalisation 
programs in the America which are well documented since the 1970’s and which 
provide us with interesting lessons. A collaborative model in which all stakeholders 
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from the public, private, community and business sectors interact under the guidance 
of mixed capital companies created specifically to plan, manage and implement the 
revitalisation program has prove to be a good model. Baltimore and Boston perhaps 
are two of the best well-known cases. The success of this approach is related to the 
degree of flexibility and the utilisation of strategic planning instruments that were 
responsive to local demands and which helped to minimise the threats and maximise 
market opportunities. Responsive urban management was one of the pillars of the 
approach.  
 
Enterprise Zones- whether established under the federal program or by state 
and local authorities - has proved an important economic -development tool. They 
create partnership between the public and private sectors, provide for local decision 
making, and address one of the root causes of poverty by attracting jobs. They work 
best, however, when coupled with other programs intended to address social 
problems and community decay. The Community Reinvestment Act (CRA) is an 
important mechanism to ensure that banks include the low-income sectors of their 
markets when lending money for business activities and home purchases. 
 
Half a century of expensive social programmes directed by the federal 
government of America has left the American public within an intense distrust of 
grandiose tax-financed schemes. The private sector also has failed to sustain 
financing for the quality developments critical to maintaining the health of urban 
neighbourhoods and corporate trends may put up more obstacles to financing future 
revitalisation.  
 
Tax incentives and regulatory relief can attract capital into an area, but 
communities cannot sustain development without reducing crime, homelessness, and 
other characteristics of blighted areas. The city cannot solve all the problems of a 
depleted neighbourhood by bringing in federal money; it must also provide police 
and other neighbourhood services to protect the landowners. Foundation funding 
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carries risks: The organisations are accountable to boards, not to voters, and their 
goals do not always coincide with those of community leaders. Cities that seek and 
accept foundation funding for community development must ensure that projects are 
integrated into a comprehensive urban-revitalisation strategy to make sure that such 
investments reinforce – rather than impede – overall public-policy goals. Many 
infills that qualify for historic or other tax credits and abatements further increasing 
their profitability.  This could also help to stimulate interest among private developet 
to undertake city centre infill projects. Experienced developers can use a 
combination of these sources to leverage their investments. 
 
Further more, American’s infill developers can also find bargain prices on 
land for their projects since many infills attempt to change the character of a 
neighbourhood, changing a "slum" into a mixed-income community.  Indeed, many 
successful infills include the redevelopment of abandoned waterfront warehouses, 
condemned public housing projects, and vacant land in notorious gang controlled 
territories of urban cities. 
 
 
 
5.5 Lesson Learne d from American and British 
 
British and American infill developments are identically different. Both 
countries hold their own philosophy about urban infill. Under urban regeneration 
policies in the United Kingdom (UK), emphasis is being laid on the role of 
partnerships, involving not only central government but also local authorities, the 
private sector, voluntary groups, communities and others. Initiatives such as the City 
Challenge and City Pride foster this co-operation. 
 
Both British and American countries have their development mechanisms 
intact which have proven to be functional. The strategies of both British and 
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American are identically similar. English Partnership in the UK is more empowered 
as semi-government while Urban Land Institute remain as a special non-profit and 
non-governmental organization. Local government has been the main legal and 
control body for the entire process. Both British and American’s infill development 
are driven by market forces. Special organizations such as English Partnership 
(British) and Urban Land Institute (American) are playing an active role as a 
facilitator and sometimes as a major force behind the infill development. They are 
taking great effort to promote for infill developments in inner city.  
 
The success of urban regeneration in Britain owes to its entrepreneurial 
character with autonomous and semi-autonomous organisations. UDCs-Urban 
Development Corporations - assuming a prominent position in land acquisition, 
development and in the establishment of public-private partnerships. The UDCs were 
single -minded agencies with specific objectives, operating in a clearly defined area, 
seen as the best mechanism to assist in levering private sector investment. 
Throughout the 1980’s inner city regeneration programs were given full priority. The 
success accomplished was due to a substantial public sector support and even 
subsidy for land acquisition and infrastructure provision required to channel private 
sector investment. The importance of partnership with the private sector in urban 
revitalisation initiatives was stressed in various policy and programs like the “Action 
for Cities” policy statement and in the City Challenge programme. The latter is 
further innovated by establishing a process of competitive bidding for cities to 
become eligible to public funding through applications - project proposals - which 
after all helped to stimulate innovations and creative urban renewal ideas.  
 
American successes in urban revitalisation is based on a collaborative model 
in which all stakeholders from the public, private, community and business sectors 
interact under the guidance of mixed capital companies created specifically to plan, 
manage and implement the revitalisation program. The success of this approa ch is 
related to the degree of flexibility and the utilisation of strategic planning instruments 
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that were responsive to local demands and which helped to minimise the threats and 
maximise market opportunities. Responsive urban management was one of the pillars 
of the approach. In Baltimore, the emphasis given to the economic, social and 
cultural heritage of the site favoured the establishment of the collaborative process. 
An Inner Harbour Development Corporation was created and was responsible for 
real estate and land development with a significant degree of autonomy to steer the 
entire process of redevelopment. Table 5.5 presents a comparison between Amrican 
and British infill development. 
 
 
Table 5.5: Comparison of Urban Inf ill Development in America and British 
Aspect American  British 
Approach Capitalism Entrepreneurial 
Approach: 
Government encourages private 
initiatives and public 
involvement  
Interventional Partnership 
Approach:  
Emphasizing on partnership of 
various agents with monitoring 
from government empowered 
agencies 
Authorised 
Institution 
A supportive and Pro-active 
local government 
Community Development 
Corporation (CDC)  
Department of Environment 
Urban Development 
Corporation 
Urban Task Force  
City Action Team: Good 
Partnerships between business, 
local and central government, 
the voluntary sector and local 
people 
Integrated Government 
Offices: Combined 
Employment, Envioronment and 
Trade and Industry 
English Partnership:  
Financial Multiple Source of Finance 
Community Development Block 
Grant 
Urban Development Action 
Grant (UDAG, HUD) 
Tax Increment Financing (TIF) 
Home Investment Partnership 
Multiple Source of Finance 
Single Regeneration Budget 
(SRB) 
Regional Enterprise Grant 
Private Finance Initiative (PFI) 
Capital Partnership Programme 
75% grant from Department of 
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program 
Hope IV 
Low-Income Housing Tax 
Credit 
Brownfield Redevelopment 
Initiative 
Empowerment Zone Program 
Environment 
Mechanism Good Information and 
guidebook within reach to all 
developers. (ULI, HUD, Real 
Estate Research Corp etc.) 
Innovative Partnership with 
private sector 
Integration of programme into 
policies at higher level 
City Challenge Initiative: 
Tackling the specific problems 
in partnership 
Urban Programme: Holistic 
Programmes tackling not only 
physical but also creating 
opportunity for training and 
enterprise 
Public 
Involvement 
Effective Public Involvement Effective Public Involvement 
 
 
 
5 .6 Malaysia Urban Infill Development Case Study: City One Plaza, Kuala 
Lumpur. 
 
The need for a case study for this research is obvious as stated ealier that 
adaptation process should take into account of local context. Hence, the case study is 
choosen for the purpose of undestanding typical development procedure and 
addressing flaws in the process. There is no intentian to reveal the lacking in the 
system but to strengthen the exisitng mechanism.  
 
 The approach use for the study is document review. Since no secondary 
information is available due to no previous initiative in this area, the process of 
procuring information involves two sources: 
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i) Official document review and chronology event study 
The documentation of Planning Approval (DBKL. JP and KB 1702/77) is the 
only record for this old-aged project which initiated 29 years ago. The case study 
presents an opportunity to understand the issues and related matters relevant in infill 
development project. It is arranged chronologically to show the process involved.  
From the consultation with CHKL officials, it has been revealed that the mechanism 
has gone through some minor changes. However, the result presented here is 
significant to represent a typical development mechanism involved in such project.  
 
ii) Face-to-face consulation with the officials in CHKL 
Though the project document is complete, there are still some unwritten information 
that is pertinent to the study, such as the policy and decision making mechanism. An 
interview with officials helps to reaffirm the findings. 
 
 
 
5.6.1 The Background of the Project 
 
Located along Jalan Mushi Abdullah, the City One Plaza has become a well 
known centre for textile and fashion in the vicinity. This 0.84-acre mixed-use 
development was developed under a joint venture between by City Hall Kuala 
Lumpur (CHKL) and a private developer, City One Sdn. Bhd. The development on 
Lot 29 includes residential and commercial uses. Residential component (504 units) 
includes two blocks of condominium and penthouse which is 36 storeys and 31 
storeys respectively, on an eight-storey podium. The podium consists of retail, office 
and recreational facilities. There is a one storey semi-underground parking space 
under the podium.  
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As the land owner, the project’s site was initially intended to be developed by 
CHKL itself as a commercial complex to accommodate Bumiputera small businesses. 
The detail of land parcel is as follow s: 
§ Acarage: Lot 29 (0.834 acre / 36,329 sq. ft) 
§ Landuse Zone: Commercial 
§ Density Zone: 400 person/ ac 
§ Grant No. 24064 
§ Land Lease : Freehold  
§ Expressed Condition: Nil 
§ Land Owner: Kuala Lumpur City Hall 
§ Developer: City One Sdn. Bhd.  
 
 
 
Figure 5.1 : The Development and Surrounding Projects 
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Figure 5.2: Site Plan of City One Plaza (Source: City Hall Kuala Lumpur ) 
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Figure 5.3 : Reside ntial Units of City One Plaza 
 
 
 
 
Figure 5.4 : Main Entrance of City One Plaza 
 
 
 
 
 
 
 142 
 
Figure 5.5 : The Facade of the City One Plaze  
 
 
 
 
Figure 5.6 : Internal Court of the Shopping Complex 
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Figure 5.7 : Hawker Centre in the Shopping Complex 
 
 
 
 
Figure 5.8 : Pedestrian Movement around the Premise 
 
 
 
 
 
 144 
 
 
Figure 5.9 : Side Corridor in Relation to the Surrounding Accesibility 
 
 
 
 
Figure 5.10: Vehicular Access and Pedestrian Access 
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Figure 5.11: Bus and Taxi Stand in front of the Development Shows that the 
Development Attempt to Incorporated Facilities into the Development 
 
 
 
5 .6 .2 Chronology of the Project 
 
The developme nt parcel that the City One Plaza sits on was initially intended 
to be developed by City Hall Kuala Lumpur (CHKL) into a Commercial Complex to 
accommodate Bumiputra businesses. It was started in year 1977 which is 29 years 
ago and only realised in year 2001. Table 5.6 represents the main chronology of the 
complex development. A detailed chronology is desribed in Appendix B. 
 
 
 
5 .6 .3 The Lessons Learned  
From an in-depth review of the project’s document (DBKL JP and KB 1702/77) and 
consultation with the CHKL’s officials, the following points are highlighted: 
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Table 5.6: Chronology of City One Plaza Development 
Date  Event 
10 Jan 1977 First meeting on the Project of Complex Munshi Abdulah (Lot 4)  
17 Nov 1978 Submission of Layout and Form A for Approval 
12 June 1990 Application for Planning Approval by Arkitek MAA to develop  
The proposed Commercial and Residential Development on Lot 
29, Setion 40 and PT 80, Setion 40. 
 
19 Dec 1990 CHKL issue Development Order (DO) (Appendix C) with 
Planning Condition and request for Development Charge 
DO Approve on 2 block Appartment (31 and 36 storey, 504 unit) 
and 1 block Office Tower (10 Story) on top of 1 block podium  
20 Jan 1991 Building Plan Approved 
16 Nov 1998 DO Expired 
15 Dec 1999 COSB apply for continuation of valid period for DO  
13 August 
2001 
CHKL send a letter to COSB to request on payment of 
development charges amount RM532,086 for additional floor 
space before issues DO 
The payment due date in 13 Feb 2002. 
16 May 2002 CHKL rejected the request of COSB to reconsider the reduction of 
development charge  
25 Mar 2004 Falih Sdn Bhd. Submit a proposal to rescue Lot 4 project at Jalan 
Mushi Abdullah as a joint venture with CHKL 
16 April 2004 Submit 3rd Alternative whereby Mampu Jaya Sdn. Bhd. will 
undertake the completion of Lot 4 as a Turnkey Contractor cum 
developer.  
Lot 4 Rescue Project (Completion of 42 story building)  
i) MJSB shall complete the building for RM51,800,000 and 
assist CHKL in sales for a marketing and admin fee of 1% of 
sale revenue 
ii) CHKL shall make monthly progress payment to MJSB up to 
RM35,900,000 which is the balance of funds available from 
CHKL to complete Lot 4 
iii)  MJSB shall re recoop the TM15,900,000 shartfall for the 
sales of Lot 4 building 
iv) The residential profit for the Joint Venture shall be shared 
20:80 between MJSB and CHKL 
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i) Lenghty and complex procedure 
The application of the planning approval was submitted in 12 Jun 1990, after 
various meetings and discussion, the approval was obtain on 17 Nov 1997. The entire 
approval process takes approximately 6 years. The lenghty process of approval has 
made the project less viable due to the cost and time spent. This may due to the 
complexity of mechanism and organisation structure in which many departments 
were involved.  The evidence is when City One Sdn. Bhd. bargained for fees 
reduction or examption (5 Mac 1991) and rejected by CHKL (16 May 2002).  
 
Internally, it involves many parties such as Technical Committee for technical 
details of the application, Department of Audit for monetary issues, Planning 
Committee in the decision making. The mechanism is inefficient especially on 
reaching a mutual understanding between the parties involved as each party has its 
own policies to impose and working culture.  
 
ii) Lacking in financial aids for infill developers 
In this project, the developer keeps  delaying to embark on the project due to 
lacking of funding. There are some special incentives under Policy on Special 
Incentives to encourage residential developments in downtown areas. This has little 
advantage towards infill development. The City One Sdn. Bhd. obtained bridging  
finance from private financial institution (Petra Finance Berhad).  
Under the CHKL’s residential policy, the developer will be given:- 
§ Exemption of development Charge for extra unit will be waived.  
§ Exemption of “Improvement Service Fund”. 
§ Exemption of 50% parking space provision based on residential unit. 
§ 1 year period to start construction. 
 
iii)  Passive Role of CHKL 
The site configuration is not very ideal, other than joint venture with CHKL; 
the site may remain undeveloped for a longer time. The passive role of CHKL in 
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resolving land issues has burdened the developer. The developer is ordered to ensure 
that the site is cleared and safe all the time. CHKL should have taken a more 
proactive role in assisting the developer in getting the site ready for development. 
This could also save the development cost as CHKL can utilise their existing man 
power in the appropriate departments.  
 
 The land the City One Plaza located is a prime land with high accessibility 
and central location. There are not many empty parcels which is so potential such as 
this project. As far as comprehensive and holistic development is concerned, CHKL 
should take the opportunity to sit together with the developer to regenerate the  
vicinity rather than mere approving the proposal by the developer. The proposal has 
been well drawn out to suit the needs of the developer by including some conditions 
imposed by CHKL. It is the reseacher’s contention that CHKL should have taken a 
more pr oactive role in this project to ensure the optimisation of the benefits that will 
accrue to the city and the public at large. In this case, the CHKL has shown a 
lackadisical attitude towards the project and in the implementation process.  
 
iv) Pro and Con of relationship in joint venture project 
All joint venture projects with CHKL will be treated with more speedy 
approval. Flexibility in breuracracy is an advantage to the private partners 
(developers, architects and contractors). There have been an opportunity to develop a 
good relationship with the CHKL staff, hence , it facilitate ingetting speedy approval. 
 
There is always room for the developer to bargain in order to achieve higher 
profit Its is done either by raising the intensity of development or try to request for 
examption or reduction in the provision of facilities such as parking space (Event 
dated 19 Dec 1990: 30% examption of parking provision), reduction of fees or delay 
of payment (Event dated 5 Mac 1991: examption of Planning Processing Charges). 
The developer also requested to be exampted on matters stated in the Development 
Order (22 May 1991) which is rare in local authorities.    
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Joint venture project enable s CHKL to directly control the development and 
also to impose appropriate planning policy in order to achieve the city’s goal. In this 
kind of joint venture project the CHKL will impose some conditions to comply with 
its policies. It helps to realise a key objective of the city’s development plan, which is 
to strengthen the inner city through increments in housing and related services. This 
is in line with the process of privatisation and the gradual decrease of state subsidy to 
urban renewal. In this project, the CHKL has shown great efforts in implementing 
their planning policy for the benef it of the city and the people. CHKL also imposed 
that the developer should include residential component in the development although 
the land was initially meant for commercial. On the other hand, CHKL also imposed 
that certain percentage of the total property should be offered to Bumiputeras, in line 
with New Economic Policy (DEB). 
 
CHKL as the land owner and at the same time playing the role as approving 
authority is in many ways contradicting. This may sometimes create an image of 
unfairness to other developers. This is because the developer involved may have the 
opportunities to bargain for extra benefits especially if they can illustrate the same to 
CHKL that it may also benefit CHKL in other sense. The delay of the project is also 
attributed to the bargaining process.  
  
 
 
5 .7 Conclusion  
 
Inner city competitive advantages are to be viewed within a broader approach 
to economic development. The approach is premised on the idea that local 
governments and community-based organizations should shift their focus from 
providing social services to attracting businesses in order to create sustainable and 
significant economic development. In doing so, the private sector would play a 
primary role in developing inner city economies, while the role of governments and 
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community-based organizations would be mainly supportive. Town centre 
redevelopment makes large demands on the technical and financial resources of local 
authorities. There should be the closest relationship between the county and district 
authorities in preparing for town centre redevelopment and in carrying it out. There 
need to be agreement and integrated action on planning, services and programmes.  
 
Continuous guidance and consultation is vital to ensure a better and 
functional neighbourhood while reducing the doubtfulness among the developers. 
Guidebook is a good way of guiding interested developer to build a desirable infill 
development for a living community. Infill Guidebooks for British are more design 
led while Americans  are more strategic oriented. Both have it strength and weakness. 
In case, both strategies and design should be fair concern. Cities should develop 
design guidelines that foster the creation of neighborhoods that meet a community’s 
needs and aesthetic qualities. 
 
The success of infill developments has little connection with government 
system but a lot to do with public involvement. Most American cities gained urban 
liveability when embarking the NBN (Neighbours Building Neighbourhoods) 
programme where local resident are organised to take part in revitalising inner city. 
Participation of local community in the infill process can ensure more satisfying 
outcome. Equity within the development process can be achieved through a 
partnership between the different stakeholders and empowerment of local 
communities to enable their members to engage and participate in processes of urban 
revitalisation. Smart partnership among different stakeholders is proven model in 
infill development. A blend of public -private partnerships, grassroots non-profit 
organizations, and a willingness to experiment characterize what is best among the 
new approaches to urban problem solving. 
 
Ultimately, the success of urban infill housing lies in the partnerships and 
forward thinking among those who claim a stake in successful urban 
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redevelopment—  state policymakers, public agencies, private developers, local 
governments, and communities There are needs of multiple funding sources to ensure 
a viable infill project. Financing plans to improve and defend the vitality of inner city 
neighbourhood will require cooperation and creativity. There are needs to put infill 
development under a specific organisation which potentially streamlined the infill 
processes. Empowerment by government is vital to more efficient infill process and 
more suited solution to local context. 
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CHAPTER 6 
 
 
 
ADAPTATION TO URBAN INFILL HOUSING 
FOR MALAYSIAN CONTEXT 
 
 
 
6 .1 Introduction 
 
Chapter Four looked into the physical design aspect of urban housing and 
Chapter Five explored on practices of infill development in United States of 
American, Britain and a case study in Malaysia. In both chapters, the strength and 
weaknesses on its mechanism are studied. The lessons learned from such experiences 
could be adapted into Malaysian context and at the same time to rectify some flaws. 
This chapter will concentrate on ideas in making the infill housing development in 
Malaysia a viable venture by enhancing the strength while minimising the 
weaknesses. Perhaps it is possible to draw attention on some innovative attempts at 
bringing people back to the city. For Malaysia, the situation is quite critical due to the 
fact that many urban areas are experiencing a decline in its populace and therefore 
need to give priority to this initiative.  
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6.2 The Need of Adaptation to Urban Infill Housing  
 
The challenge for Malaysian urban centres is to integrate appropriate 
activities into the evolving global structure and redefine their roles within the context 
of the national and global network. Planning for urban centres can no longer be 
confined to the political boundary. Holistic thinking on regional and global scales 
becomes essential to sustain development in urban centres where human activities 
can be located to provide the stimuli for desirable urban growth. This is where 
adaptation is urgently needed.  
 
It certainly cannot be assumed that activities can be attracted back to the 
urban areas that has long been abandoned simply through a few planning policies or 
some proposals in a development plan (e.g., Local P lan or Action Area Plan). There 
is an urgent need to initiate more innovative ideas to increase the tendency of urban 
revitalisation as well as more research into the application of these innovations. 
 
Despite its importance, urban infill development practices  are confronted with 
certain weaknesses when come to implementation especially when dealing with 
different context. Hence, the need for adaptation, the rationales are as follows:  
 
i) To overcome weaknesses in current urban infill development 
Understandably, the remaining parcels in an urban centre are typically those 
that have problems, namely difficult soil /drainage or other physical conditions, odd 
shapes, ownership problems, poor access, land damaged by a pre -urban use, or other 
characteristics. A case study in Kuala Lumpur Cetral Planning Area revealed that 
fiscal disincentives, the lack of political will and lengthy permitting procedures 
continue to be major obstacles. Specific plans developed by municipalities offer one 
mechanism to reduce such problems, in that they can help coordinate infill within 
targeted areas, take environmental review burdens off project developers, establish 
urban design guidelines, create local amenities, and orchestrate developments.  
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ii) To suit into local City Centre context 
Every nation is unique. It should not be assumed that anything suitable in 
other countries will also be suitable for another country. Malaysia as a developing 
nation needs more attention than any developed country. Although Malaysia  
inherited the system from British but after years of tuning, the system differs a lot 
from the early days though there are still some similarities. Besides, Malaysian 
multi-cultural background and variety of social entities also pose  many challenges  to 
urban developments.  
 
iii)  To sustain the urban infill development 
There is no point of implementing an idea if it is unlikely to achieve better 
than the existing condition. It is incumbent on the researcher to attempts innovative 
yet practical ideas that really make infill development works. Furthermore, at 
providing practical ideas also ensure that the development works out well and benefit 
the community, government and private sectors environmentally, economically as 
well as culturally. However, one or two successful infill projects do not make much 
difference to the city centre vitality. It is hoped that infill housing development will 
become a well accepted developmennt model among private developers. 
 
This research mainly concentrates on creating attraction in city centre rather 
than tackling the problems of urban sprawl. Thus, the concern will mainly be 
creating attraction in city centre towards urban revitalisation. Creating attraction in 
city centre is a more proactive way of reducing urban sprawl in line with urban 
design principles to provide choice for people rather than stopping urban sprawl. 
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6.3 Overview of Malaysian Urban Development System 
 
This section is needed to assess whether Malaysian Planning System is able 
to accomodate  urban infill practices from the British and American systems. 
American and British urban planning has proven to us that they are many 
possibilities in carrying out urban revitalization and urban repopulation. In Malaysia, 
there is generally a prospect to implement such urban repopulation to bring more life 
into city centres. The question is whether the required mechanisms are available for 
such repopulation movement? The forgoing discussion will probe the possibilities of 
Malaysia into adapting the good practices from the American and British. 
 
 
 
6.3.1 Malaysian Planning Framework 
 
In Malaysia, the Legislative power is divided between federal and state 
legislatures through federal, concurrent and state lists. The heads of the thirteen states 
are titular rulers with executive power vesting with the State legis lature. The states 
are divided into districts, each under a District Officer who is also the Land Revenue 
Collector and President of the District Council. As the system was inherited from the 
British, there is a lot of similarity. The third tier is the local government which is 
legislated under the State list. Hence all local authorities (except the federal 
territories of Kuala Lumpur, Labuan and Putrajaya) come under the jurisdiction of 
the state government. Prior to the Local Government Act of 1976, there were six 
types of local authorities in Malaysia - i.e. Kuala Lumpur City Hall, Municipal 
Councils, Town Councils, Town Boards, Rural District Councils and Local Councils. 
Principally, there are only two types namely Municipal Councils and District 
Councils. 
 
Under the Town and Country Planning Act 1976 (TCP), all local authorities 
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are declared as local planning authorities for preparing development plans and action 
plans. Local authorities are also licensing authorities with powers to impose local 
taxes, fees and fines; to undertake building and housing construction; to act as a 
traffic management and control authority and manage public transport systems; to 
plan for and provide public utilities and amenities; to construct markets, hawker 
stalls and regulate health, cleanliness, fire, etc. They are required to play effective 
roles in urban planning, development control and in managing the urban system and 
local government finance. They are deemed to be ground level providers of services 
and facilitators of socio-economic growth.  
 
The Federal Department of Town and Country Planning under the Ministry of 
Housing and Local Government oversee the TCP Act 1976. They advise and assist  
State Planning Departments and Local Planning Authorities on all planning matters. 
They have a major role in regional, district and sub-district structure development 
plans and for special plans in tribal protected belts and other areas. They operate 
through a corporate office and four branch offices. Primarily, they help in translating 
national socio-economic policies into physical and spatial terms through the 
formulation of related landuse and human settlement policies and programmes. They 
also help in capacity building of skilled personnel and technical processes.  
 
The Town and Country Planning Department has developed a few new tools 
to assist the Local Authorities in planning and managing the town. Among the tools 
are; the urban functional hierarchy, the total planning doctrine, integrated resource 
planning and management system, development plan, strategic environmental 
assessments and social impact and the urban development indicators or indexes. 
However, each tool has its own features and contributes to sustainable urban 
development and healthy city in different degrees and manners. Some, particularly 
the "The Total Planning Doctrine", is meant to have a wider and all-encompassing 
influence on planning activities. Table 3.1 summaries these tools and their areas of 
contribution towards sustainable urban development and the process of creating the 
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healthy city. The features of each tool are elaborated below:- 
 
i) The National Functional Urban Hierarchy 
Under this National Functional Urban Hierarchy, there are seven levels of central 
places which are:-  
a) National Capital  
b) National Regional  
c) State Regional  
d) State Sub Regional  
e) Major Local Centres  
f) Minor Local Centres  
g) Rural Growth Centres.  
The centrality is analysed according to the number of factors such as the observed 
centrality index, adequacy urban policy formulation, the number of urban centres 
present and the area of analysis. 
 
ii) The Total Planning Doctrine  
This Doctrine calls for the maintenance of the three relationships between Man and 
His Creator, Man and Man, and Man and Environment in order to attain a balanced 
and sustained development economically, socially, spiritually and environmentally.  
 
iii)  The Total Planning and Development Guidelines  
The Total Planning and Development Guidelines have been applied and 
implemented in the development planning for the new Federal Administrative Centre, 
Putrajaya and Cyberjaya, the IT City, within the Multimedia Super Corridor. There 
are 14 principles in the Total Planning and Development Guidelines, with each 
having their respective physical and spatial implication.  
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iv) The Integrated Resource Planning and Management (IRPM)  
The Integrated Resource Planning and Management (IRPM) system is an approach 
inline with United Nations Development Program (UNDP) where physical planning 
and resources utilisation are integrated within a management process which 
considers various factors towards sustainable development. The IRPM system 
integrates all planning activities at all levels of government, linked together by the 
process of assessment, monitoring, and co-ordination and control. Two basic themes 
of integration, which is critical to the system are: a. Integration between 
socio-economic development policies with physical (land use) planning; and b.  
Integration between land use planning with environmental consideration and 
assessment.  
 
v) Development P lans  
Development has been adequately provided for under the Town and Country 
Planning Act, 1976 (Act 172). National Physical Plan (RFN) take into consideration 
the current national urbanization policy or similar policy and being review every five 
years in tandem with the National Development Plan. Structure Plans (RSN) have 
provided the strategic policies for land development within the Local Planning 
Authority (LPA) areas. In so doing, they provide useful guidance on resource 
development and conservation, especially land and land-related natural resources. In 
addition, Structure Plans also help to identify and determine appropriate locations or 
alignments of infrastructure and utilities of strategic district-wide significance. Local 
Plans, on the other hand, deal with detailed planning and urban design for an area. 
Based on the urban layout, the Local Plans set out site-specific proposals, including:  
a) Allocating land space for various future uses, including natural areas for 
conservation  
b) Detailed zoning of each land use element  
c) Detailed distribution of facilities (include the planning and distribution of 
infrastructure, community, and health facilities)  
d) Phasing of land use and development. 
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vi) Development Control 
The objective of development control is to ensure that development should take place 
as envisioned by the development plans in terms of overall layout, allocation of land 
space, provision and distribution of infrastructure and community facilities as well as 
their contribution towards environmental improvement and protection. When 
granting planning permission, the Act allows for the Local Planning Authority (LPA) 
to impose certain planning conditions for the purpose of further regulating the nature, 
type and location of development. The requirement for submission of Development 
Proposal Report (DPR) together with application for planning permission further 
enables the Local Planning Authorities (LPA) to make development control 
decisions that safeguard the environment.  
 
vii) Strategic Environmental Assessment (SEA) 
The Strategic Environmental Assessment is a form of application of the 
Environmental Impact Assessment (EIA) concept at policy, plan or programme level. 
It is a formal, systematic and comprehensive process for evaluating the impact of any 
policy, plan or program on the environment. The significance of SEA has been 
highlighted in one of the principles of the Rio Declaration. SEA is also identified as 
an important mechanism towards achieving sustainable development as recognised in 
LOCAL AGENDA 21.  
 
viii) Malaysian Urban Indicators Network (MURNInet) 
The strategy is to work towards the betterment of the lives of city dwellers indirectly 
by directly improving the base of information for participatory decision making for 
sustainable human settlement development in Malaysia. The path towards an 
implementable set of urban indicators for Malaysia begins with the identification of a 
set of key urban indicators, which will be capable of measuring the performance of 
Malaysian cities. The final list of the key indicators will take as a starting point the 
general list of Habitat Indicators and refine these based on the user needs of 
Malaysian stakeholders. The applicable data sources for the selected indicator will be 
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identified and methodologies for collection will be developed and tested.The direct 
beneficiaries will be the stakeholders who, together, form the Malaysian Urban 
Indicators Network (MURNInet). As one of the first products of the network, each 
city will produce a report on the state of development of its city.  It will include a 
section on good practices.  
 
ix) Social Impact Assessment 
The SIA is a formal, systematic and comprehensive process for evaluating the impact 
of any policy plan or programme on the socio-economic condition of a local 
community. Its underlying objectives is the well-being of the community for whom a 
plan is being prepared or a project developed, which is in line with the Total 
Planning Doctrine and the concept of sustainable development. The SIA is to be 
applied during the development plan preparation stage. Among the benefits of this 
concept are: 
a) Maximisation of benefits from a development to a local community.  
b) Contributes to effective development planning and environmental 
management through identification of mitigation measures against social 
problems.  
c) Encourage public participation in the planning process. 
 
x) Physical Planning Guidelines 
Effective implementation of development plan policies and development control 
system is closely supported by physical planning guidelines. Planning guidelines are 
important aid to planners and decision-makers to guide development towards 
sustainability. They specify what policy means in practical terms. This could be in 
the form of development and design guidelines, or standards and criteria for the 
provision of facilities.  
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xi) Guidelines for Implementation of Planning Legislation 
In addition to the physical planning guidelines mentioned earlier, there are also 
guidelines formulated too especially facilitate the implementation of specific aspects 
of the Town and Country Planning Act 1976, (Act 172) and Town and Country 
Planning Amendment Act. 1995 (Act A933). The guidelines provide details on ways 
and means for fulfilling the requirements of the Act and to ensure the uniformity of 
implementation by Local Author ities. Among the guidelines are those which directly 
contribute to environmental improvement and sustainable development.  
 
 
 
6.3.2 Enabling Laws and Facilitating Institution for Infill Development 
 
As pointed in the previous Chapter, housing component should be the major 
component or leading component rather than supporting component. Thus, to ensure 
a better living city centres, there should be some provision in laws or by-laws to 
facilitate a better urban infill and redevelopment practices. This means that in terms 
of urban infill development, there should be some control instrument that is effective 
enough to induce housing development through infill projects or under normal city 
centre development.  
 
Malaysia has gone a long way in strengthening its regulation and the 
researcher believes it is one of the nations which have the most complete laws and 
regulation among developing countries. In terms of laws of urban and development, 
it is sufficiently equipped in permitting reasonable urban infill. Nevertheless, there 
are not much laws or even by-laws which are dedicated for urban infill development. 
Of course there are some guidelines and policies by the local authorities, but it is still 
too superficial in delivering a better urban environment. This means there is a lacking 
in the provision of infill development. However, this is two side of a sword, it is 
good to give freedom in developing the infill site, on the other hand, it also may 
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invite unforeseen impact to existing city centres. 
 
    This research had attempted to explore the existing legislations with respect 
to infill development. These are depicted in Table 6.1. 
  
 
Table 6 .1: Guiding Laws for Urban Infill Development in City Centre 
Matters  Act No. Related Acts 
Land ownership and 
Authority 
Act 56 National Land Code, 1965 
Section 44: Exclusive Rights of Owner 
State Authority own all un-alienated lands  
Land Dealings Act 56 National Land Code, 1965 
Part Four: Alienation other than ownership 
transfer 
Part Five: Alienation by ownership transfer 
Zoning  Act 56  
 
Act 172 
 
National Land Code, 1965 
Section 116: Conditions for zoning for 
building 
Town and Country Planning Act 1976 
Section 18: Land used according to Local 
Plan 
Planning Permission 
and Authority 
Act 172 
 
 
A866  
A933 
A1129 
 
 
 
Act 46 
 
 
Act 171 
Town and Country Planning Act 1976 
Section 22: No development is permitted 
except with planning permission 
Town and Country Planning (Amendment) 
Act 1993 
Town and Country Planning (Amendment) 
Act 1995 
Town and Country Planning (Amendment) 
Act 2001 
Perbadanan Pembangunan Bandar Act 1971 
Section 3: Rights to carry out projects in 
urban areas 
Local Government Act 1976 
Layout Design Act 172 
Act 538 
Town and Country Planning Act 1976 
Town Planner Act 1995 
Design and 
Construction  
Act 133 
Act 447 
Act 341 
Act 508 
 
Street, Drainage and Building Act 1974  
Electricity Supply Act 1990  
Fire Service Act and Regulations 
Sewerage Service Act  
Telecommunications Act 1950  
 163 
Uniform Building By-laws 
Water Supply Enactment (No. 119) 
Empowered 
Profession 
Act 172 
Act 538 
Town and Country Planning Act 1976 
Town Planner Act 1995  
Section 13: Rights of Registered Town 
Planner to plan and submit for planning 
permission  
Lembaga Pembangunan Industry Pembinaan 
Malaysia Act 1994 
Developer Duties 
(exclude 
co-operative 
Societies and 
statutory bodies) 
Act 118  
 
 
 
 
 
 
 
 
Act 570 
Housing Developer (Control and 
Licensing) Act 2002 Housing Developer 
(Control and Licensing) Act 1988  
Housing Developer (Control and Licensing) 
Act 1977 
Housing Developer (Control and Licensing) 
Act 1972  
Housing Developer (Control and Licensing) 
Act 1966 
National Land Rehabilitation and 
Consolidation Authority (Succession and 
Dissolution) Act 1997 
Financing Act 42 
A326 
A438 
A453 
 
A780 
Housing Loans Fund Act 1971 
Housing Loans Fund (Amendment) Act 1976 
Housing Loans Fund (Amendment) Act 1978 
Development Fund and Housing Loans Fund 
(Amendment) Act 1979 
Housing Loans Fund (Amendment) Act 1990 
Financial Procedure Act 1957 (Amendment 
1972) 
Land Acquisition for 
Site 
Act 486 
 
 
 
 
 
 
 
Act 172 
Land Acquisition Act 1960  
Section 3: Purpose of acquisition 
Section 4: State Authority (PBN) have right 
to reclaim land  
Federal Constitution  
Perkara 83(5) State Authority bare 
responsibility to acquire land on behalf of 
Federal Government. 
Town and Country Planning Act 1976 
Section 37: Purchase Notice and land 
acquisition   
Conservation Site (if 
infill site fall within 
Conservation Site) 
Act 168 Antiquities Act 1976  
Section 16: Grant of permission to carry out 
development in historical site 
Section 17: Care of ancient monuments and 
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historical sites 
Strate Titles for 
Non-landed Property 
Act 318 
A1107 
A753 
A951 
Strata Titles Act 1985 
Strata Titles (Amendment) Act 2001 
Strata Titles (Amendment) Act 1990 
Strata Titles (Amendment) Act 1996 
Site fall within 
Malay Reserved 
Land 
 Malay Reservations Enactment (F.M.S. 
Cap.142) 
Johore Malay Reservations Enactment No. 
1/1936 
Kedah Malay Reservations Enactment No. 
63 
Kelantan Malay Reservations Enactment No. 
18/1930 
Perlis Malay Reservations Enactment No. 
7/1353 
Terengganu Malay Reservations Enactment 
No. 17/1360 
 
 
 
There is also an institution established especially for urban development 
namely Urban Development Authority (UDA), as its name suggest, it is an 
organization closely related to urban development. Besides carring out planned urban 
development to increase and retain Bumiputera ownership of properties, UDA is also 
active in contributing to the planning and design of urban development. Some of its 
projects also won awards. Since 1971, there is an Act specially tailored for this 
organization to promote and carry out urban development projects in Malaysia. Since 
established, this organization has been perceived as not competent in delivering their 
obligation. This is illustrated by the negative comments given by the communities 
and the peoples through mass media (Refer Appendix D and E). 
 
Through consultation with the UDA’s officials, the organization is no more an 
authority empowered to carry out urban redevelopment on behalf of government as 
stated in the UDA Acts 1971 (Act 46) but rather a conventional private developer. 
Based on consultation with UDA officials, the researcher found that this is partly due 
 165 
to insufficient of resources and financial incapability, partly due to changes of policy 
by the government which sees local authority as more c ompetent in carrying out such 
urban infill development. In terms of achievement in urban redevelopment, UDA has 
not been effective. Furthermore, local authorities possess more ready-to-use 
instrument, thus would simplify the process of urban redevelopment. On the other 
hand, land matters have been under the jurisdiction of state governments, 
empowering local authorities in carrying out such tasks inevitably will reduce a lot of 
obstacles and inhibitions in the process.  
 
Currently, local authorities are the active organization in developing and 
maintaining the city centres in Malaysia. They are using such instrument as 
development plans to control and manage city development. As provided in Town 
and Country Planning Act 1976, local authorities should be the planning authorities 
for designated areas (Part II Section 5. (1)). For instance, City Hall Kuala Lumpur 
(CHKL) is a special local authority among all others local authorit ies in Malaysia as 
it has its own by-laws and is not under the control of The Federal Department of 
Town and Country Planning (DTCP) regulations and guidelines. This has enable 
CHKL to act in a more dynamic ways of dealing with urban redevelopment. Its also 
represent a fine example of one-stop agency that deals with urban redevelopment. 
This could be an advantage in facilitating urban renewal and redevelopment 
initiatives.  
 
The Federal Department of Town and Country Planning (DTCP) as the 
subsidiary of Ministry of Housing and Local Government is responsible in regulating 
urban planning and development in Peninsular Malaysia. On the contrary, the need to 
bring back people to the city centre was overlooked. There are some guidelines for 
city centre redevelopment but rather insufficient in addressing the need to revitalize 
the urban centres. There were complaints by consultants and developers alike that it 
had not been user-friendly.  
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Private sector housing consists of private developers, cooperative societies 
and individuals or groups of individuals. Amongst them, private developers account 
for almost all private sector housing delivery accounting for 96% of the overall 
private sector housing achievement during the Fifth Malaysia Plan. The other groups, 
namely, cooperative societies and individual groups act only as supportive parties in 
the system (Ghani and Lee, 1997). 
 
In Malaysia, both the public and private sector contribute to low cost housing 
development. Private developers are actively involved in the production of high, 
medium and low cost housing. They are governed by the Housing Developers’ 
(Control and Licensing Act) 1966 (Amendment 1988) and the Housing Developers’ 
Regulation (Control and Licencing) 1989. These legislations require them to obtain 
licences, advertising and sales permits from the Ministry of Housing and Local 
Government before undertaking any housing project. Since the Fourth Malaysia Plan, 
the government has made it mandatory for developers to build at least 30% low cost 
houses in any housing projects. 
 
The Public Sector Housing Programmes are undertaken by the state  
governments with the supervision and monitoring of the Ministry of Housing and 
Local Government. The federal government provides loans to the state governments 
to carry out the programme through the Ministry of Housing and Local Government. 
Under the Public Sector Housing Programmes, the government is involved in the 
implementation of:- 
i) Public Low Cost Housing Programmes consisting of public low cost 
housing, site and services schemes and the housing loan scheme; 
ii) Housing in Land and Regional Development Authority areas; 
iii)  Government and Institutional Quarters; and 
iv) State Economic Development Corporation projects. 
 
In Peninsular Malaysia, the laws relating to land which formerly existed in 
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forty three different types of legislations, both Federal and State, have been 
consolidated into the National Land Code, 1965 (NLC), which was adopted by all the 
states in 1966. When dealing with development, land matters appear to be the most 
important agenda that should not be overlooked. Land is one of the most substantial 
subject to come under the State List of the Constitution of Malaysia. It is 
administered by the State Director of Lands and Mines under whom is the Registrar 
of Titles, Deputy Registrar of Titles, Land Administration, Collector of Land 
Revenue and the Assistant Collectors. The Director of Lands and Mines and the 
Registrar of Titles are normally centralized in the state capital while each district has 
its own Land Office under the District Officer (DO). In the larger districts the District 
Officer leaves all land matters to the Land Administrator who usually deals directly 
with the Director of Lands and Mines (Mahesan, 1996). 
 
All alienated lands are normally classified into one of the three categories of 
land use: agriculture, building and industry. Normally, lands in city centre have no 
difficulties to get a title with ‘building’ category. When a piece of land is subject to a 
“building” condition it its titles, it goes without saying that it is meant for the 
construction of residential houses, commercial buildings and all others buildings that 
normally one sees in the towns.  
 
 
 
6.3.3 Malaysian Housing Development Process 
 
Housing policy in Malaysia has evolved over the years through the national 
development plans. Housing programmes implementing the policy are subject to 
much of the same administrative regulations applied to land policy. The objective of 
the policy to provide affordable and adequate housing to the low income group 
within a human settlement context is facing problems. The main issue confronting 
the implementation of this policy is to the absence of a coherent framework for the 
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allocation and development of land for the low income group. In requesting the 
private sector to take the initiative in providing such housing the government has yet 
to provide a complete “enabling framework” for implementation. The housing 
problem in Malaysia revolves around the issue of inadequate provision of affordable 
housing. The demand for housing in Malaysia has increased in recent years as a 
result of the healthy economic growth. 
 
Although constitutionally housing is a state government responsibility, 
Federal Government considers housing to be a matter of national concern and hence 
provides the means to stimulate such development throughout the country.  
 
Housing Loan Fund for the lower income group was enforced under Financial 
Procedure Act 1957 (Amendment 1972) on 17 December 1975, which came into 
effect in 1976. This account with its rolling capital of RM70 million allows the lower 
income group to build their own houses or buy fully built low-cost houses. The 
purpose of the housing loan scheme is to allow the lower income group without other 
borrowing means to build or buy fully built low -cost houses to improve their 
standard of living. This scheme is an effort by the Government to help the lower 
income group to finance the cost of building a house so that they could at least have 
basic housing accommodation. With this facility the Government would be able to 
provide suitable and satisfactory housing accommodation to raise the standard of 
living of this group. This loan scheme is implemented by the Ministry of Housing 
and Local Government and supported by the revolving fund of the Housing Loan 
Fund for the lower income group. It deals directly with the borrowers. The maximum 
loan amount is RM20,000 with the first RM10,000 being exempted from service 
charges while a four (4) per cent service charge is levied on the subsequent 
RM10,000. The target group for the scheme is households with a combined income 
of between RM500 and RM1,200 that are not eligible for any other loan facility.  
 
The main sources of housing finance in the private sector are the institutions 
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set up solely for this purpose such as the Malaysia Building Society, Borneo Housing 
Mortgage Finance Berhad, housing co-operatives and staff housing schemes 
established by enlightened and progressive employers. Commercial banks and 
borrowing companies also provide substantial housing loans. Malaysia Building 
Society Berhad (MBSB) a subsidiary of the EPF, is a financial institution listed on 
the KLSE. The Group's principal activity is granting of loans on the security of 
freehold and leasehold properties and property development. Other activities include 
letting of real property and property management. It operates predominantly in 
Malaysia. Financing accounted for 83 percent of 2001 revenues; property 
development, 13 percent and others at 4 percent.  
 
Although private sector seem playing a more significant role in construction 
of housing in Malaysia, but public sector also contributing to provision of home 
especially low-income housing. Malaysian housing finance is mainly lead by private 
financial organisation. Government involvement is mainly guiding and monitoring.  
 
 
 
6.4 Challenges to Urban Infill Housing in Malaysia 
 
While infill can be lucrative, they are also a great challenge to pull off 
successfully.  While there is much potential infill land in any city or community, there 
are really very few parcels that are financially feasible. Obviously, redevelopment 
and infill areas are especially challenged by parcels that may be encumbered with 
underutilized or dilapidated structures, irregular lot configurations, relocation 
temporary uses, and the need for appropriate transitions between land uses.  
 
Despite the encouragement from public officials on infill development, in 
reality developers face daunting challenges to get permission for the density any 
financially solvent infill requires. Objections occur at all levels even when the 
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surrounding community consents to the infill. Local building codes may not have 
been updated to assume higher density use development and may be enforced under 
existing regimes. Even fire departments may object over the issue of higher density 
housing and put requirements on infills that make projects economically 
unviable. Perhaps there are other challenges to use urban infill development which 
need to be considered:  
§ Land Assembly and Infrastructure Cost 
§ Site Preparation Cost: include upgrading infrastructure 
§ Complexities of public-private partnership 
§ Local Authority Policies and Incentives 
§ Resistance from local residents 
 
Besides high-cost housing, low cost housing is also needed in the city centres. 
Issue of low cost housing continue to shadow Malaysian communities. The federal 
and state governments from time to time exhort private developers to fulfil their 
social obligation by building more low cost houses. The government’s position is that 
the private developers should give back to society some of the profits from the 
non-low cost houses. But, numerous developers, upon approval by the authorities, 
choose to ignore the low cost housing component but proceeded with the 
construction of the non-low cost houses from which they were assured of profits. 
Then, there are the issues of low cost units allocated to undeserving buyers, 
unfulfilled government promises of incentives to developers, and whether in fact, the 
burden of housing the low income residents should rest with the so-called luxurious 
house buyers. This is due to development cost. One of it is  the high cost of land in 
the city centre has reduced the margins resulting in many developers finding it 
difficult to fulfil their low cost quota. 
 
The issues of insufficient of housing in Malaysia need to address in a 
different perspective rather than what is perceived few years ago. The supply of 
housing in Kuala Lumpur became inelastic, and housing prices climbed at two to 
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three times the rate of economic growth, reaching five to six times the average 
annual income. (World Bank, 2000). Now, the issues are mismatch of housing 
provision. There are some places that have oversupply of housing but at the same 
time, there are some places that are lacking of new house. This is due to provision of 
housing at the inappropriate location or at inappropriate cost. The city centre should 
have sufficient provision of affordable housing balance with high cost and up-market 
units. Lack of low and medium cost housing in KL City centre is one of a good 
example  (Table 6.2). This is due to the planning deficiency. Some challenges  
highlighted in the Kuala Lumpur Structure Plan:- 
§ A significant percentage of the City’s population is unable to afford low 
cost housing; 
§ Inadequate provision of housing for special needs  groups; 
§ Lack of affordable accommodation for public sector  employees; 
§ Under-utilisation of government land used for housing for public sector 
employees; 
§ Shortfall in the supply of medium cost housing; 
§ Uneven distribution of housing by type; 
§ Decreasing residential land use in the City Centre; and 
§ Pressure on remaining residential land in the City Centre to convert to 
commercial usage. 
 
Table 6.2: Distribution of Housing by Type C ity Hall K.L., 2000 
 
Source: CHKL, 2003 
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These challenges can be generalised into four (4) major aspects:- 
i) Physical Aspect 
Infill developers also face a myriad of issues from tenant/residents from 
parking lot sizes to limits on retail space which is very profitable for developers and 
owners but a nuisance for residential tenants. Even the location of infill 
developments can cause problems for de velopers whatever the low land 
costs.  Many neighbourhoods have had "bad" reputations for many years and even 
the most distinguished infill projects may have difficulties attracting tenants and 
shoppers to such a places.   
 
ii) Procedural Mechanism Aspect 
Deve lopment for sure will touch on land matters. In Malaysia particularly, 
land matters has risen to be a rather sensitive issues which involve political agenda. 
Anyway, that is out of the research framework. Other than that, management system, 
application of planning permission also pose reasonable high barrier to an urban 
infill project.  
 
iii)  Financial Mechanism Aspect 
Despite financing advances, funding remains a critical barrier to urban infill 
development in many areas. Almost all developments involve financial challenges. 
Infill development needs a thorough scrutiny of context realities and comprehensive  
plan. Some sites even require partial clearance or relocation of existing activities. 
This incurs big sum of capital.  
 
iv) Social Aspect 
Although government have the authority in developing urban centres, stake 
holder’s opinion should be taken into consideration in any development. That is the 
spirit of public participation which is very much called for in advocacy planning. 
Thus, getting the support from stake holders through awareness and education on 
well as persuasion is necessary.  
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From the explanation above, there is much barrier to overcome along the 
process of urban infill. Overall, the challenges can be sumarised into four major 
aspects of challenges (Table 6. 3). 
 
 
Table 6.3: Challenges to Urban Infill 
 Aspect Challenges 
1 Physical Aspect Land availability 
Site Problems 
Deteriorated infrastructure 
Lack of supporting facilities and Services 
2 Financial Aspect Difficult in financing the project 
Market unknown 
3 Mechanism Aspect Lengthy and complex procedures 
Flaws of departments 
4 Social Aspect Difficulties in understanding community 
needs 
No or less participation from local 
residents 
 
 
 
All of the challenges as mentioned above leads to two fundamental issues of 
urban repopulation which are:- 
i) Developers have no interest to build residential property especially 
low and medium cost housing in city centres.; and 
ii) People have no interest to live in city centres. 
 
 
 
6.5 The Need of Adaptation from Other Experience  
 
Experiences learnt from other countries have benefitted us in many ways 
through the willingness to learn from them. Adaptation is one of the ways of 
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improving our own weakness. However, adaptation will also create problems if it 
does not take into conside ration its own context. In terms of urban development, the 
context includes the legal and planning system, beauracy and cultural dimension.     
 
Urban infill development in Malaysia is still in the infancy period. Many have 
to be carried out to encourage the infill development. The opportunity to infill 
development is up to the public and private initiatives. First of all, government have 
to recognise the facts that infill development is indeed a solution to our urban 
problems. The relevent government agencies have to start by adjusting and tuning all 
the possible mechanism so as to practices and to facilitate infill development.  
 
For things to happen there should be somebody who initiates the move. Be it 
government, public or private. There are pros and cons by which who initiate the 
infill development. Local government have the authority to enforce infill 
development. The private sector is usually more effective and efficient in conducting 
development as it incurs high cost. Public community will be more aware of what is 
good for them.  
 
If the creation of a vital city centre is the aim of the research, city centre 
repopulation will then be the best strategy. This strategy addresses two fundamental 
challenges as stated in previously. Thus, in a straight forward way, there is obvious 
need to:- 
i) Stimulating developer interest in Infill Development; and 
ii) Attracting people living in city. 
 
As far as urban revitalisation is concern, creating living community thus become the 
next big challenge. Thus, urban revitalisation can be achieved through two major 
strategies, which are:  
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Table 6.4 : Strategies and Methods of Urban Infill Housing 
Strategies Through Action 
Enhancing project viability Smoother Procedure 
  Assistance from L..A. 
  Cost Saving 
Construction 
1. Stimulating 
Developer Interest in 
Infill Development 
 Financial Aid 
Design attractive home Better Design 
Provision of affordable 
House 
Grant, Rebate, 
Subsidies 
Plan a better Living 
Environment 
Facilities 
2. Attracting people 
living in city centre 
  Accessibility / mobility 
 
 
 
i) Creating better mechanism to attract developers interest to build in 
urban centres and to provide affordable housing  
No doubt that infill development has been a wonderful niche for any 
developer looking for high returns but it is not easy to build mixed-use high-density 
projects in urban areas, despite what the local government promised. Most of the 
times a developer will be unable to sell all the lots in a complex and some will 
remain unsold for years. Often a homebuyer in a subdivision will buy two or more 
adjoining lots with the intention of creating a "privacy buffer" or the idea of building 
a neighbouring rental property in the future which is never constructed. It is common 
for some existing lots sold to homebuyers can be subdivided and split into two or 
more lots. In all these cases and many others, a single-family home can be built into 
an existing subdivision, perfectly fitting the classic definition of infill development 
which is redevelopment within an existing development. Permit approval in such 
situations is quite easy to obtain as such initiative conforms to an existing use and 
demand for the project can be assessed quite accurately because it would be part of a 
pre-existing development. 
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ii) Creating better design to create better neighbourhood and thus 
attracting people live in city centre 
Population shift is part of wider economic trends such as home ownership, 
the growth of the middle-classes and the decline of manufacturing industry. Jobs and 
economic activity have moved out of cities and those with resources to relocate have 
followed. Government dictating where people should live seems a tool for social 
engineering by shifting population back to urban areas. If urban areas are to be 
repopulated it must be through attraction rather than coercion. There is a need to 
create urban environments which are able to attract people back to towns and cities. 
Thus, this research advocates that the process of attracting population back into 
urban centres should begin with understanding the decision making pattern of 
families or individual relocation. 
 
This research hereby advocate s that housing needs to be viewed in the wider 
context to develop housing forms which will serve the needs of both residents and 
the wider society by rediscovering the benefits of the city and creating attractive, 
sustainable urban neighbourhoods where people will want to live. Activities are also 
one of the most important city attractions. This means that if attraction of population 
back into city is the concern, designers need to think of ways to create more 
happenings in city. One of the ways is through design of better public realm as 
discussed in Chapter Four. The rebuild of a community can be realised by building 
partnerships and promoting mixed-use development. 
 
Affordable housing remains a vital piece of urban revitalization.  Perhaps it is 
time for Malaysian to substitute the terms Low Cost Housing. This is to give more 
pride among low and medium income group in taking up the affordable housing 
stock especially in urban centres. A more suitable term will be affordable housing or 
below -market-rate housing. New and rehabilitated affordable housing should play a 
pivotal role in breathing new life into the nation's city centres. It also requires a mix 
of housing types or lot sizes in order to provide a wider range of housing prices. 
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6.6 Adaptations for Urban Infill Housing in Malaysia Context 
 
Paradigm shift is a revolutionary approach to providing housing solutions. 
Old rules and regulations need to be changed, so as to accept more revolutionary 
solutions that necessary to change the status quo. Solutions could include legislative 
changes, unique housing types that may not neatly fall into traditional thinking or 
even within existing codes. This strategy can be further break down into methods and 
ways which again fall back into four major approaches, i.e., Physical, Financial, 
Procedural and Social. However, each of these aspects may intervene each other to 
some degree that no single aspect is designed to stand alone. This is more important 
when holistic perspective is the concern of this adaptation. 
 
From the case study in Kuala Lumpur, it is clear that infill development in 
Malaysia generally have some pitfalls that need to be rectified to enable better city 
centre revitalisation process. The comparative study of America and Britain  give a 
better understanding on how the American and British undertake urban infill 
development. There are many good practices that are good for Malaysia to learn from. 
Indeed, infill development is such a prefered model for more sustainable 
development.  
 
Adaptation is a better alternative zas againt entire adoptation from other 
countries. Thus, in this research, it had Malaysian Planning System and enabling 
laws and where adaptation is necessary towards achieving its objectives.  
 
On the other hand, it is found that the adaptation towards successful urban 
infill housing in Malaysia can be summarised into three main aspects:-  
i) Physical Design Aspect 
a. Innovative Built Form: cost effective, functional and attractive. 
ii) Strategic Mechanism Aspect 
a. Dedicated Authority: Speedy and one-stop approval, expertise,  
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b. Special Infill Zone: create land availability, special finance tools 
available  
c. Strategic Partnerships: Public Participation, enhance project 
marketability and vaibility 
iii)  Financial Mechanism Aspect 
a. Innovative Finance Tools: to enhance infill viability hance, 
drawing attraction of developers to create more affordable 
housing 
 
 
 
6 .6 .1 Innovative  Built Form 
 
As planning and urban design is dealing with physical environmental design, 
the physical aspect especially the design aspect is the concern of this research. It is 
agreed that good design is meant to benefit the dwellers in the community, rather that 
the developers. There is therefore the need to tailor the design for the needs of the 
dwellers or at least the potential dwellers.  
 
There is a trend to produce and strengthen mixed-use urban environments 
with accent given to redesigning of public spaces, stimulus to entertainment and 
leisure facilities coupled with increasing production of residential spaces. Existing 
buildings of historical value are converted and refurbished for different purposed in 
order to make it attractive for more people and businesses to settle in the inner city. 
The trend is to increase the housing and population densities. Thus , a more compact 
built form is desirable.  
 
The design of infill housing should respect to the existing surrounding, as the 
title of the research suggest s. Although the underlying design principles are the same, 
every development is different from others in terms of the site context. The site 
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context includes all the physical and non-physical aspect such as cultural and social. 
Through Physical planning and design is expected to enhance the value of the project, 
thus capturing more interest among developers to build in the inner city. 
 
The new infill housing model that is suitable for Malaysia could not avoid 
addressing the challenges of multi-racial and multi-income group. The cultural 
reflection in house form are varied from race to race where Malays prefer the 
Verandah (“Serambi”); Chinese tend to have plants in pots and religious elements for 
personalization; and Indian houses are more or less ornamentative according to their 
income and status. Thus , a more flexible design approach should be introduced to 
avoid re-renovation after the one-style-suit-all house purchase. The designer may 
prepare a modular design scheme which the potential home buyers can choose from 
their favorite design. The architectural features can also adopt the same modular 
principle.  
 
 The one-form-suit-all approach is no more appropriate from the functionality 
of a design. The question is  whether the design function or not should come from the 
user. Hence, the approach of community involvement will certainly add values to the 
design. From the idea of manufactured housing construction the component is 
pre-fabricated in factory or on-site. In order to create more variety in architectural 
style , the researcher wish to introduce an idea which is called the “matrix of 
modular” (Figure 6.1). It is a matrix of components which is designed in variety and 
modularity. Here, the built environment is conceived as assemble of architectural 
compartment such as windows, walls, stairs etc. Each of the compartments should be 
designed to integrate harmoniously with each other in a set of compartment. The 
residents are given choice and freedom to choose any design style from the set of 
compartment. These compartments further allow personalisation in terms of detailing 
such as motives, colour and texture. The compartment is pre-fabricated in factory. 
This helps in reducing the time and cost on design and construction while ensuring a 
uniformity as well as variety. Anyway, the designers play an importa nt role to 
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educate and giving a professional opinion to help create a more decent housing 
scheme rather than giving all the freedom to the home-buyers.  
 
 
 
 
Figure 6.1 : One of the Matrix of Modular which Users can Select Some of the 
Building Features within the Options Offered. (Source: New York State Council on 
the Arts, 1988) 
 
 
 
To achieve the objective of functional, mix-used and compact, a conceptual 
built form is generated (Figure 6. 2 and Figure 6. 3). This built form is designed based 
on following principles: 
§ Perimeter block with orientated towards clear demarcation of public 
realm is meant for better social contact and public surveilance for 
security purposes. 
§ Variety of set-backs and height give visual richness. 
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§ Grid iron circulation system gives high accesibility. 
§ The high rise tower block expending between blocks to achieve higher 
density and at the same time create a landmark effect for grandiose 
effect and attractiveness. 
 
 
 
Figure 6.2: Innovative Compact Built Form with Variety 
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6.6.2 Dedicated Revitalisation Organisation 
 
Currently, reponsibility of urban revitalisation lies on local authorities. 
Organizations such as the Urban Development Authority have turn to be a private 
developer and play minor role in revitalisation. The private sector has little interest to 
undertake inner city revitalisation roles for the reason of profitibility and 
marketibility. There are high-cost residential developments scattered around Kuala 
Lumpur inner city but these has little effect in revitalising city centres as suggested 
by the researcher.   
 
To ensure that infill development can be carried out without or with less 
problems, the implementability especially procedural aspect have to be put into 
major consideration. The adaptations aim to reduce the cost and time as well as 
streamline the process. According to investigation, there is a vital need in 
establishing separate new agency in handling urban infill development rather than 
entrusting existing organisation. Every existing organisation either governmental or 
semi-governmental was burdened with responsibility. Entrusting new task not only 
add burden to their current running, thus further complicate the development process. 
Ideally, urban infill development should be handled by a separate organisation. As 
the comparative study indicates that the success of British and American infill 
development is due to three factors:- Legislative Enabled, Financially Capable  and 
Effective Bureaucracy.  
 
In order to reverse the trend of suburbanisation, there is urgency for a 
dedicated organisation specially leading to the revitalisation movement in our 
country.  Without a leading power, the over passive revitalisation movement will lead 
to nowhere. An agency similar to English Partneship of Britain which works outside 
of local authority would lend private sector independence and credibility to the 
revitalisation programme. At the same time it would give focus and commercial drive 
to individual development projects. An independent agency would also be better 
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placed to have an advocacy role on behalf of business, identifying any real 
impediments to development that is desired in the city centre. 
 
This organisation should be recognised federally, nationally and locally. In 
order not to complicate the development system currently in place, the approving 
authority should still fall back to local authority. The proposed dedicated corporation 
should work more closely to gain trust among decision makers for speedy approval.  
In many communities getting public approvals and permits for infills from the 
myriad of government agencies made much simpler since these projects are  
considered more environmental and urban friendly. This speeds up development time, 
cuts borrowing costs, and is a boost to cash flow.  
 
Although the local authorities is empowered by Local government Act 1976 
(Act 171) and Town and Country Planning Act 1976 (Act 172), over empowering 
local authorities also appear to be one of the disadvantages as there lies a tendency of 
misconduct. Besides, financial capability by possessing multiple capital sources also 
ensure that local authorities will be in full control to any development projects. 
Minor pitfalls in bureaucracy and organisation in local authorities will need times 
and efforts to be fully entrusted with implementation of back-to-city policy. Federal 
Department of Town and Country Planning as part of the monitoring mechanism for 
better development provide an alternative to the problem of over powerful local 
authorities, but it has priority functions as a planning agency. Besides, it should also 
play a more vital role in setting better framework for sustainable city centre 
development. For this, it will need to be strengthened and restructured to take up 
these responsibilities.  
 
The new organisa tion should be multi-disciplinary and multi-tasking ranging 
from Infill Opportunities Database development to development monitoring. In other 
word, this should be team up by most profession ranging from designers to engineers. 
This expert group should act as consultant to private developers and also local 
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peoples about city centre revitalisation. In this organisation, the planners will take the 
initiative rather than developers or only react when urged by local residents. Planner 
acts as the central entity to infill development supported by the geographical 
database developed by local governments.  
 
Existing players in infill development have their own functions and roles to 
play. The new agency should not duplicate these roles, but complement them. The 
objective of the agency would be to promote, facilitate and participate in 
development projects that will contribute to achieving the objective of city centre 
revitalisation. In terms of regulatory issues, this is the builders own initiative to work 
closely with the officers to seek such solutions on matters such as delay and 
condition.  
 
All town centre redevelopment schemes, no matter how small still need to be 
based on a realistic appraisal of the economic implications. In dealing with a small 
site this may be limited to its development potential and its relation to neighbouring 
development. But many towns are faced with a much more extensive problem of 
obsolescence in their town centre and the local authority will want to know whether 
comprehensive redevelopment of town centre, or a substantial part of it, is a feasible 
proportion. In that case they will need to look much wider and take account not only 
of conditions in the town itself, but also of its relation to other towns in the area and 
many other considerations.  
 
In order to lower the risk of a project, it is worthy to understand what type of 
housing is desired. In assessing demand, studies should obtain inf omation on:  
§ The type of housing preferred (e.g. individual family house, apartment, 
tenement or rooms). 
§ Preferred tenure category (e.g. ownership or rental). 
§ Preferred method of obtaining dwelling (e.g. Self help build, buy completed 
house or build through cooperative). 
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§ Preferred locations. 
§ Priorities for provision of utilities. 
 
Where possible, information on the categories of demand by income levels 
should be compared with the preferred housing types. This will indicate any 
significant relationship between them.  
 
Financial aspect is not less important than any other aspect especially when 
come to implementability. This aspect is what developers most concern and should 
not exclude from this research. Inner cities are often economically depressed and 
have limited access to funds for economic and redevelopment. It is postulated that if 
local governments can identify the competitive advantages, or natural assets, of their 
inner cities, then they may be better able to target and leverage limited funds for 
redevelopment.  
 
Every requirement imposed in the layout has its underlying costs that add 
onto the costs of the project and the cost of the final products. The public have 
always misconceived that property developers made excessive profits and as such 
they can well afford luxurious and generous amenities. Such costs invariably, are 
reflected in the price of houses and are borne at the end of the line by house 
purchasers. To solve the urban infill financing puzzle, local leaders and city agencies 
need to think creatively making imaginative use of various public and private 
financing tools, identifying private and community redevelopment partners with a 
stake in the infill projects, and promoting innovative partnerships built on traditional 
tools such as public investments and private insurance. 
 
A dedicated project manager is assigned with projects. His responsibility is to 
ensure that the processing of the application moves smoothly through all departments. 
This project manager should have sufficient authority to make sure the city’s 
priorities for innovative housing are honored among all departments. Trained and 
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dedicated staff. Jurisdictions using performance-based codes for innovative infill 
projects should ensure that certain staffs receive training in reviewing those 
applications and those applications are routed to those staff. Staff dealing with 
functional areas that intersect mechanisms need to work together to understand 
projects and arrive at the most creative solutions. Separate special districts – water, 
sewer, fire – need to be part of the processing team from the beginning, and should 
be encouraged to adapt their own codes and requirements to promote innovative 
infill housing. Open communication with applicant. Applications for unusual projects 
are more likely to have minor problems. Permit staff should be able to resolve minor 
errors and omissions in the application outside of the formal correction process. 
 
 
 
6.6.3 Special Revitalisation Zone 
 
This special Revitalisation Zone is demarcated through a thorough and 
systematic appraisal. The appraisal considers a range of issues including boundary 
definition, economic assessment, technical feasibility and an socio -environmental 
assessment. The intention was to create a true partnership between local authorities, 
residents and private sector interests, thereby improving the social, environmental, 
economic and housing conditions in the Revitalisation Zone.  
 
One of the challenges mention in prevoius part include infill land availability. 
In reality, there are many potential revitalisation parcel. Due to lack of information 
and expertise, private developers also fail to identify one. There are small chances to 
discover a totally empty land in city centre. Many revitalisation projects falls on 
problematic land and parcel which is very undesirable. As the case of City One Plaza, 
Lot 4 was previously occupied by informal hawkers and temperary structures. 
Relocation of these hawkers requires some initial fund. Under the Revitalisation 
Zone, the revitalisation organisation should embark on the land and building 
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inventory. For instance, vacant sandwiched parcel, dilapidated buildings or structure, 
underused building or even redevelopment opportunity. From the inventory, potential 
parcel for revitalisation and infill is identified. Not only indentification, the available 
site for revitalisation should be released to all developer. Information can be 
continuously diseminated such as the services to promote interest of developers 
towards infill development. The purpose is to capture potential builder’s interest to 
infill housing. Unless a site is significantly attractive, a developer will not take risk to 
develop it. 
 
Revitalisation needs to bring together the full range of elements that make a 
city centre works. Economic forces, local businesses and landowners, traffic, social 
forces, cultural elements, the development sector, government interests, community 
values as well as physical factors all need to be considered. For this reason it is very 
important to take an integrated interdisciplinary approach to urban infill. Local 
authority should draw a comprehensive plan for each Revitalisation Zone including 
all those improvement for existing premises and infill concepts for identified sites. It 
is to ensure that city centre will be revitalised in a comprehensive and holistic 
manner. Thus, it is more likely to be a successful city centre. The comprehensive 
plan should also include all other urban enhancement, beautification and city 
animation such as encouraging healthy night life within city centre.  
 
City centres are substantially different from other urban areas. Application of 
similar guidance and procedure with other urban areas are principally incorrect. With 
globalisation and information technology leading the economic, City centres is 
changing rapidly but plan-making process is too time consuming. To prepare and 
adopt a development plan can take anything up to three years. By the time the plan is 
ready, the city centres had loss its advantages. Thus, the researcher wish to bring 
forward a new concept that named as Vital Zone Planning System. This Vital Zone 
Planning System has these characteristics:- 
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§ City centre boundary be defined and being zone as Vital Zone (Other names 
is possible); and  
§ it is to be planned and managed under one-stop authority which only takes  
care of the city centres. 
 
For smoother urban infill development process, the revitaliastion organisation 
should prepared a set of handbook with clear and yet flexible guidelines especially  
for particular revitalisation zones. The handbook should incorporate all possible 
consideration needed along the development process. The handbook should have in it 
all development control, urban design principle, design guidelines and development 
process. The current Federal Department of Town and Country Planning should play 
a role in this revitalisation zone. Table 6.5 sumar ised all possible tuning to exisiting 
plannning mechanism in order to assist in urban infill. 
 
 
 
6.6.4 Strategic Partnership  
 
Another important aspect of a successful Revitalisation Zone was working 
together. All agencies, organisations, stakeholders, communities and local authority 
officers worked together as a team to promote and implement the Revitalisation Zone. 
Long-term confidence was generated and investment was safeguarded, when a 
comprehensive approach involving all stakeholders in the area was implemented. 
Local government should take responsibility in code drafting, processing changes 
They must begin with clear statements of policy from leadership that emphasize the 
importance of promoting innovative, high quality infill housing. From there the Chief 
Minister or planning officers can build internal cultures of departments and the 
interdepartmental cooperation needed for smooth processing of unusual applications. 
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Table 6.5 : Improvements on Planning Tools to Assist in Urban Infill 
Development 
Planning Tools Improvement needed to assist in Urban Infill 
Development 
The National Functional 
Urban Hierarchy 
Identifying the city centres that experience such 
problems, adressing the problems of urban decline and 
urban decay 
Emphasizing the needs to urban revitalisation 
The Total Planning 
Doctrine 
Draws a more specific methods of interpretation on city 
centres planning and design towards sustainable city 
centre 
The Total Planning and 
Development Guidelines 
Each principles should be translated into implementation 
guidelines, especially for city centres 
Integrated Resource 
Planning and 
Management 
include urban resources such as amenities and utilities as 
part of the resources to be integrate within the 
management system 
Development Plans Assessing vitality and viability of urban centre to 
highlight the need to urban revitalisation 
Address importance of urban infill development and 
identifies opportunity to infill 
Local plans should pinpoint parcels which are potential 
or in need of urban revitalisation 
Development Control A more comprehensive development control which 
advocate for more compact urban forms 
Should no confine to the control of planning 
requirement (plot ratio, height etc) but also include 
urban form control. 
Encouraging the policy to urban intensification and infill 
Strategic Environmental 
Assessment (SEA) 
Addressing on the impact of urban sprawl toward city 
centres 
Assessments on the policies should also include context 
of city centre and urban areas to ensure the particular  
Mechanism of Malaysian 
Urban Observatory 
Network (MURNInet) 
and Urban Development 
Indicators 
Indicators should be more specific to different type of 
urban areas rather than generally pointing to urban 
centres as a whole. 
Should include the indicators for urban vitality and 
viability thus highlight towns at risk of urban decay and 
decline  
Social Impact 
Assessment 
Any assessment should take a closer look at impact on 
urban centres rather than only to surrounding areas, city 
centre receive all the effects even the development is in 
suburban area  
Physical Planning 
Guidelines 
A specific guidelines for urban infill development 
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Urban intervention should focus on intensive public participation and city 
consultations which allowed inhabitants, users and stakeholders to voice their 
concerns and objections and to have a decisive role in the decision making process.  
The lessons learned from America and British indicate that public -private 
partnerships are essential for the generation of additional funding and 
complementary investments needed to revive the city core. The ‘partnership 
approach’ in planning, managing and monitoring inner city revitalisation provides 
high degree of autonomy, speed up decisions, decentralise planning processes as well 
as decision making and priority setting. The success of inner city revitalisation 
requires significant attention given to the institutional setting and program 
management aspects as a way to foster effectiveness and integration among sector 
policies and inter-agency co-ordination.  
 
The revitalisation organisation should be proactive in taking initiative to 
create a partnership. The organisation should call on all the players to sit together on 
disccusion about city centre revitalisation. Revitalisation also has to be about 
supporting and reinforcing community values invested in the city centre, and 
involving people in the process. Design workshops meetings and street interviews 
are all useful techniques to find out what people , especially the local users are 
thinking, what the problems are and getting ideas for solving them. Many designers 
found visioning workshops particularly useful tools to help establishe shared views 
about the direction revitalisation should take, and an opportunity to discuss the full 
range of physical, economic, cultural and social issues with community members. A 
public-private partnership contract can be signed for the restructuring, planning, 
implementation and management/maintenance of a project.  
 
The creation of the physical environment needs to be further enhanced by the 
societal attributes for greater community participation. Citizens must be empowered 
to take the concept further until their neighbourhoods are self-supporting cells within 
a larger whole. As public involvement is concern, we have a very encouraging 
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resident’s organisation namely  “Rukun Tertangga” which means cooperative 
neighbourhood. This could be a good place to start building our sense of 
neighbourhood. Of course there are constraints and problems but a persistent 
improvement will eventually gain us good urban neighbourhood cohesion. Not only 
during the planning process, but also daily living, community involvement can 
ensure that city centre is vibrant and lively. It is wise to re-vitalise our Malaysian old 
charm, which is the cultural richness.The local community programme which is 
called “Rukun Tertangga” is another good programme to be re-introduced and 
enhanced. The roles of this programme should be extended to all welfares that 
involve the entire community.  
 
Processing innovative infill projects requires more than the usual amount of 
interaction between the developers and officers, and will likely require some public 
process. These added layers of activity should be as efficient as possible, respecting 
the time of all involved. Under this public participation movement, a project group is 
formed which cosist of stakeholders, local people, local authority and even political 
representative. Each urban renewal intervention was planned, managed and 
implemented by a peculiar project management structure being established in every 
neighbourhood to allow for direct participation of the inhabitants in the entire 
process, from planning to final completion. An organisational setting allowed 
cross-sector, inter-agency, inter-projects and overall horizontal co-ordination within 
the local government institutional framework. The project manager was the focal 
point in linking as well the inhabitants and their neighbourhood association with 
various stakeholders. The approach can be summarised as follows:  
§ intense community participation;  
§ emphasis on social housing (till beginning of the 1990’s) with the inhabitants 
given the choice to remain where they live, thus no forced eviction;  
§ an integrated neighbourhood development approach, thus tackling not only 
physical reha bilitation but also social, cultural, economic and environmental 
improvements;  
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Revitalisation 
Organisation 
Local Authority 
Developer Community 
 
§ a project group approach with a renewal project office established “in loco”;  
§ a decentralised process of decision making;  
§ the local government pays for the technical and social assistance selected 
(hired) unilaterally by neighbourhood associations. These professionals act as 
consultants on behalf of the inhabitants and defend their points of views in 
the negotiations with the government and other stakeholders;  
§ majority systems in favour of the inhabitants in the decision making process 
at the project group level which involved representatives from the 
government, inhabitants, housing associations, business, private developers.  
 
Figure 6.4 illustrates that revitalisation movement led by revitalisation organisation 
as its central focus and the communication bridge between various players. Thus cut 
down the complicatedness of revitalisation project and making project smoother and 
marketable. 
 
 
 
 
 
 
 
 
 
 
Figure 6.4: Strategic Partnership Leaded by Revitalisation Organisation 
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6.6.5 Resourceful Financing 
 
Financial aspect has important relevance to procedural aspects and physical 
aspects. In facts there are inter-related with each other. Streamline the time frame 
mean reducing the deve lopment cost. Financing tools to advocate for city centre 
revitalisation requires a paradigm shift from the traditional passive financial tools to 
a more innovative and robust financial tools. American and British as studied in the 
research have started to restructure financial institution towards this, so why not us? 
As the City One Plaza have illustrated to us the developer is very keen to request and 
appeal for fees reduction or even exemption to further increase the project viability. 
Thus, there is a vital need to establish a set of innovative financial tools so as to 
stimulate interest in developer.  
 
It is important for local authorities and other funders to recognise that 
Revitalisation Zone needs a long-term resource commitment if the area is to be 
turned around. Without the political will to provide this resourcing, the sustainability 
of the infill is doubtful. There is currently very limited financial aid or funding 
specifically for the purpose of city centre revitalisation in Malaysia. Private 
developers usually finance the project with brindging loan from private financial 
institution. Some local government may provide fees exemption. Learning from 
America, there should be financial assistance from several of sources say federal, 
state and local source as well as financial assistance from foundations and non-profit 
organizations. There can be grants, low -interest loans, loan guarantees, tax credits 
and in some areas, tax abatements. This could help to stimulate interest among 
private developet to undertake city centre infill projects. Experienced developers can 
use a combination of these sources to leverage their investments. 
 
The financial assistance should be available for different kind of project base 
on the characteristic of the infills. Adapte d from America financing mechanism, these 
could be:  
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§ Unrestricted: The money can be used for operating costs often unavailable 
through other grants 
§ Restricted: Only for specific purposes defined by the grant or the funder.  
§ Program or project grants: To support a specific programme, usually with 
measurable outcomes. Community projects can be adapted to programme 
regulations, but this requires a comprehensive understanding of grant 
requirements.  
§ Seed money: For new, experimental, or innovative projects. Depe nding on 
initial outcome, funding may be renewable. Seed funding is attractive; it 
enables an organisation to experiment and prove the viability of a project to 
attract or leverage additional funding.  
§ Capital grants: Earmarked for capital projects to meet future service demands, 
such as the purchase, construction, or renovation of a physical facility; and 
land acquitision or major equipment purchases.  
§ Endowment: Grant to provide for an organisation’s future security. 
Endowment funds are invested to provide annual income, usually a 
percentage of income earned. 
§ Challenge Grant: Restricted or unrestricted grants may be made in the form 
of a challenge to the organisation to raise an equal or specific amount from 
other sources. The grant is made contingent upon the match being raised.  
 
The revitalisation financial realm can only be achieved with participation 
from both the public and private sectors. Federal government with the assistance 
from Bank Negara can create legislation to protect all parties dealing wit h the 
financing of infill development projects. State government division where the Special 
Revitalisation Zone sit , should allocate a sum of seed grant to be release to reputable 
developers. Local government should give priority when dealing with infill project 
and being linen in term of development charges and proccecing fees.  
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6.7 Conclusion 
 
Public involvement approach is seen to be a better approach in undertaking 
urban revitalisation in Malaysian city centre. Local community and all stakeholders 
should be involved in the design and planning process to ensure its success. 
Involving the public  also helps improve the project marketibility.  
 
In order to achieve vital urban centres, it is neccessary to approach housing 
and inner city revitalisation in an integrated way. Urban infill housing should be part 
of an integrated approach to revitalisation, which brings together economic, social, 
cultural as well as physical elements. The revitalisation process needs to encompass a 
broad range of initiatives, which need to be dealt with in an integrated way, and 
implemented over the long term. Revitalizing neighbourhoods and creating new 
housing opportunities in central cities can be achieved through a number of different 
approaches used in combination. 
 
 Success in developing infill parcels requires more than a policy. One of the 
really difficult problems in revitalizing a poor area is that programs that make the 
area more attractive for investors make it less affordable for residents. This paradox 
is at the heart of the policy problem in dealing with urban decline and disinvestments. 
Policies that alter the risk profile of a neighbourhood need to be complemented with 
the provision of housing options for all incomes.  
 
To achieve success in urban infill development, the strategic role of local 
government in urban infill activities should be strengthened and working in 
partnership with the private and voluntary sector (community). Besides, a new 
governmental structure for states, including the strategic authority to tackle city-wide 
problems need to be formulated.  Urban infill development should be done in a 
holistic manner. There is a need of an integrated, strategic yet flexible approach that 
synergizes the partnership. Perhaps the most important lesson from this research is 
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the ineffectiveness of single sector approaches to revitalization. Instead, 
comprehensive approaches comprising of a selection of policies tailored to suit the 
specific circumstances of individual cities are required. All orders of government as 
well as the private and non-governmental sectors must cooperate in the recovery plan. 
Furthermore, fostering the capacity of local organizations and residents to act on 
behalf of their communities can help revitalization become self -sustaining. 
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CHAPTER 7 
 
 
 
RECOMMENDATIONS AND CONCLUSION 
 
 
 
7.1 Introduction 
 
The previous chapter had presented on the innovative ideas that can be 
adapted in housing development in Malaysia. These adaptations are formulated from 
lessons learned from American and British experiences. Nonetheless, these are just 
conceptual. Such application of ideas requires further examination to suit the local 
context. This chapter will further affirm on the practicality of such adaptations.  
 
 
 
7.2 Summary and Overall Conclusion 
 
City centre is the heart of a city. The research acknowledges that city centres 
now are threatened by many urban problems. Urban problems such as urban decline, 
urban decay and urban congestion are mainly due to the suburbanisation policy 
which encourages the out sprawl of development into suburban and also rural areas. 
These urban problems inevitably create unlimited repercussions and leaving 
adversary impact on man’s living environment. Urban decline happen when city lose 
population to suburban causing urban decay. Run-down district, empty buildings, 
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falling property values and escalating crime characterised these problematic urban 
areas. 
  
The need on re-emphasizing the importance of existing city centres rather 
than encouraging new township is timely and justifiable. Urban revitalisation 
becomes a major task of many governments to make city centre more sustainable. 
There are many strategies being practised by different countries in bringing people 
back into city centres. Repopulation outwins other strategies such as urban 
enhancement and urban animation which only emphasise on beautification and 
activities. Repopulation is about creating community, thus infill development is most 
appropriate. Infill development can be implemented through many ways: urban 
rehabilitation, urban renewal / regeneration, urban restructuring, urban intensification 
/ consolication or urban redevelopment / reconstruction.  
 
The solution the research wish to highlight is through back-to-city-centre 
movement, i.e., redesigning city centres to accommodate more viable activities. 
Urban revitalisation not only creates more happenings in existing city centres but 
also brings more living communities into the core area. Living community is vital to 
create a more cultured, safe and better place. The outcome of the research clearly 
advocates that mixed use with a substantial residential development is the key to 
urban vibrancy. In economics point of view, city centres that are vibrant bring more 
business and firms, thereby enhancing the tax base for local governments.  
 
It has been proven that infill development provides a viable development 
approach where infrastructure expansion is a constraint or where land is limited in 
the city centre. It is often perceived as the creative recycling of va cant or 
underutilized lands within cities and suburbs. Every city, town and suburb has these 
types of properties. They range from the single vacant lot to surface parking lots to 
empty shopping malls. This type of development allows rebuilding to occur without 
causing much disruption to the existing city fabric. Infill development is a key 
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ingredient to accommodating growth and redesigning our communities to be 
environmentally and socially sustainable. 
 
There are many strategies to urban infill, which depend on the opportunities 
in the city. A more radical way of redevelopment may be used when handling a 
problematic and dilapidated area without heritage significance. When come to vacant 
land or small parcel between buildings, new infill structure can be introduced to 
intensify the areas. Even new add-on structure can be introduced to intensify existing 
urban structure to gain higher density while giving it more vitality and variety. For 
structure or area which has historical or cultural value, a more conservative action is 
recommended. Rehabilitation of existing structure can also yield better value if such 
assets is taken into consideration in the rehabilitation and to blend them with the 
proposed development.  
 
The approach towards revitalization this research wish to highlight is through 
repopulation. This answers “why we need housing as central component?” Housing 
is pre-requisite of a functional neighbourhood. Only by designing a good 
neighbourhood can the dream of having living community in city centres is achieved. 
These living communities can promise city’s vitality. All in all, back to city 
movement is about housing as key component in city centre, about making city 
livable, thus creating a vibrant city centre. At this juncture, the research revisited the 
ideas about urban neighbourhood and living community in order to help explore on 
ways to materialise it.  
 
In order to have living communities in city centre, the prerequisite will be a 
well designed and functional neighbourhood. A neighbourhood is not merely housing 
and park but rather a good composition of land uses and spaces. These land uses 
should complement the needs of the residents. Mobility and accessibility within the 
neighbourhood also have great influence on the quality of the living space. The 
neighbourhood should be pedestrian rather than vehicular oriented. Facilities and 
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public realm are centrally located for convenient access and should have good public 
surveillance to create safer environment. 
 
Mixing of uses, income group, housing type and urban forms are all vital to a 
sustainable sound living environment. Other than physical design, urban infill 
development generally needs to take into consideration of its implementability. Two 
major factors, i.e., an effective implementing agency and capital financing are 
required in order to avoid making many mistakes, and learning from others 
experience is a must. The Americans and British are selected to be the learning 
model. Success of urban infill development in both countries owe to its good 
facilitating agency, smart partnership and proper guidance to developers. Public 
involvement is also one of the key factors which had contributed to its success.  
  
British regeneration movement is a multi agency cooperative actions. The 
Secretary of State for the Environment initiates programmes and action to tackle 
run-down urban areas. Local authorities, in partnership with private, public and 
voluntary sectors and the local community help to enrich the programmes. Housing 
Action Trust empowered to acquire housing stock for regeneration. New agency such 
as English Partneship was establised to promote the redevelopment of vacant, 
derelict and contaminated land throughout England.  Public and private partnership is 
also well practive in American. American smart growth movement started with 
Community Development Corporations (CDC), neighbourhood-based non-profit 
organisations. CDC more often takes on non-development roles, including 
community organizing, social service provision, and advocacy of neighbourhood 
strategic interest and so on.  
 
The lesson learnt from these developed countries is meant to be adapted into 
Malaysia context. A case study of infill development in Kuala Lumpur is investigated 
to find out the strenghts and weaknesses of local development pattern. The strenght 
is to be re-emphasize d and the weakneses shall be adressed. Adaptation of best 
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practices from developed country is to strenghten our strenght and to avoid the flaws 
in the system. Before adaptation, an understanding about Malaysia n development 
framework is needed so as to avoid conflict of values and system. These good 
practices can be adapted and promoted in Malaysia with the right strategies. These 
strategies encompass three major aspect incorporating the design, strategic 
mechanism and financial mechanism. A more flexible and tailored design should be 
adopted to replace the existing one-size-fit all approach. In creating better procedure, 
a one -stop agency with empowerment is highly recommended to streamline the 
development process. Multiple source of financing can help to make the project more 
viable such as through joint-venture initiatives between the government and the 
private sectors. 
 
 
 
7.3 Recommendation for Further Research 
 
As the urban infill topic has been barely researched, this research has taken 
on a more exploratory and explanatory approach in addressing the needs of having 
residential as key component in city centre. Serious attempts has been made to 
ensure a logical adaptation of others’ experiences in urban revitalisation into 
Malaysia context, there are still many over looked practicallity issues need to be 
tackled. It is hoped that the adapted mechanism and design proposed in this research 
can be researched further. A more quantitative research may also further complement 
this research. This may include housing market study on the needs of housing in 
particular inner city, composition of viable mixed-use for Malaysian ciy centres or a 
particular city centre. It is also possible that the further research will focus in design 
aspect of urban housing suiting Malaysian culture and social needs.  
 
City centre compactness is very much pertinent to sustainability. Malaysian 
city centres are generally less compact as being advocated by the sustainable 
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development. There is a need to survey into Malaysian city centre compactness to 
reveal the sustainability index. This will help to prioritise the city centres which need 
immediate infill development to be implemented.  Due to limited resources, the 
adaptations suggested in this research are confined to the combination of good 
practices in two countries. Thus, further research on other countries’ best practices 
may add another dimension to such ideas and further complement the adaptations. 
Using the adaptation suggested in this research, a review on the enabling Malaysian 
laws may be useful in this context.  
 
Financial mechanism is another important factor that determines a success of 
an infill project. For the reason, there is also a need to research into the financing of 
infill development and redevelopment which may includes: 
§ exploring the ability to alter lot size, shape and subdivision density in 
order to provide affordable housing options for a wider range of 
people;  
§ looking into innovative mortgage options;  
§ researching the demographics of the housing market, with a focus on 
the market in and around areas;  
§ look into the government incentives that make sustainable projects 
more attractive and financially responsible to developers; and 
§ creating more design features and incentives for affordable housing.  
 
The infill development has been seen to be a valid concept. The various 
approached and contituents of its system presented in this research has brought into 
light the role it could play in city centre revitalisation. The researcher’s contention is 
that the benefits it will accrue are likely to be increasingly recognised in Malaysia. 
This answers well in the object for creating city centre vibrancy, given the right 
leadership, guidance and support from all cencerned in making our cities better 
places to live. 
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Date  Event 
10 Jan 1977  First meeting on the Project of Complex Munshi Abdulah (Lot 4) 
22 March 
1977 
Second meeting on the Project of Complex Munshi Abdulah  
30 Dec 1977 Meeting on Project of Complex Abdullah Munshi 
11 Oct 1978  Meeting on Project of Complex Abdullah Munshi 
17 Nov 1978 Submission of Layout and Form A for Approval 
13 Dec 1978 Meeting of Planning Committee on the project application  
20 Jan 1978  Letter of Approval 
27 Mar 1980  Meeting on Project of Complex Jalan Munshi Abdullah  
17 Nov 1980 Dispute of fencing crossing to pedestrian street developed by 
neighbouring development 
26 June 1982 Meeting on Bus Stop Development nearby the area 
1 July 1982 Meeting on Bus Stop Development nearby the area 
29 March 
1990 
Signing Agreement on Privatisation Project betwwen CHKL and 
City One Sdn. Bhd.  
15 May 1990 City One Sdn. Bhd. sent a letter to acquire information on 
redevelopment of Lot 29, Lot 4 and P.T 80 Jalan Mushi Abdullah. 
12 June 1990 Application for Planning Approval to develop (Arkitek MAA) 
Proposed Commercial and Residential Development on Lot 29, 
Setion 40 and PT 80, Setion 40 with: (as proposed on 12 June 
1990)  
i) 2 block Condominium and Penthouse (31 story and 36 Story) 
on 8 story podium which consist of commercial space / 
Parking / Recreational Facilties with 1 storey of partial- 
basement parking 
ii) 1 block with 10 Story Office Space with 1 storey of partial-
basement parking  
iii)  1 block 6 storey parking with Hawker Centre on basement 
and lower basement 
 
29 June 1990 Checklist for application processing is prepared  
12 July 1990 Submission of Landscape Plan (Arkitek MAA) 
29 August 
1990 
Payment of Filling and Application Processing Fees of 
development on Lot 29 (RM 29,210.00) 
30 August 
1990 
City One Sdn. Bhd. wrote a letter: 
i) to ask for signature of CHKL as a prove that the project is Joint 
Venture with CHKL as for assurance to the buyer (SRK Trading) 
together with a agreement with SRK Trading Sdn. Bhd. to 
purchase 232 unit apartment (Sales and Purchase Agreement) 
ii) to get initial fund on the joint venture. 
12 Sept 1990 Planning Application for 1 block of Commercial and Residential 42 
Stories (480 unit Appartment and 16 Penthouse) (City One Sdn. 
Bhd.) 
19 Sept 1990 Information about Planning Approval with condition: 
30% of high cost properties (>RM100,000) will be sold to 
Bumiputera.  
If Bumiputera unit not sold after 6 month, developer can apply to 
be exampted from the condition above if developer can provide 
evidences of effort in selling those units to Bumiputera.   
The selling of property will be managed by developer which will 
be monitored by Department of Housing Management, CHKL. 
19 Sept 1990 CHKL request for Development Charge and deposit (RM 10,000 
cash deposit and RM 10,000 Bank Garantee) 
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19 Sept 1990 Akitek MAA wrote a letter regarding the information on the 
shareholders and the arrangement of development 
If City One Sdn. Bhd. develops the project, City One SB will 
surrender the entire building to CHKL after completion. If PT80 is 
developed by other party, hawker area needed to be complete in 
one and a half year. 
20 Sept 1990 Letter from City One Sdn. Bhd. to ask for earlier approval  
29 Sept 1990 Letter from CHKL answering letter from COSB dated 20 Sept 
1990 that Approval will be issued as soon as after Technical 
Scrutiny of  Technical Committee 
16 Oct 1990  Planning Committee Meeting 
19 Dec 1990 CHKL issue Development Order (DO) (Appendix C) with Planning 
Condition and request for Development Charge 
DO Approve on 2 block Appartment (31 and 36 storey, 504 unit) 
and 1 block Office Tower (10 Story) on top of 1 block podium  
19 Dec 1990 City One Sdn. Bhd. request for 30% examption in provision of 
parking space 
20 Jan 1991  Building Plan Approved 
31 Jan 1991  CHKL approved the request for 30% examption of parking 
provision 
5 Mac 1991 City One Sdn. Bhd. request for examption or reduction of 
Planning Processing Charges and others charges, if impossible, 
request to delay the payment till end of project.  
12 Mac 1991 City One Sdn. Bhd. proposed to CHKL on the matter of relocation 
of hawker on Lot 29 to Lot Bunus 1 and 2. 
13 Mac 1991 City One Sdn. Bhd. presents a Selling Policy for reference of 
CHKL. 
22 May 1991 City One Sdn. Bhd. request for temporary examption on matters 
45 and 46 in the Planning Approval. 
Reason for exampution of Matter 45: Development on Lot 29 is 
first project and River Front Beutification involved 3rd and 4th 
Project in 4-5 years time. City One SB will follow the Development 
Order after 2 nd stage 
Reason for examption of Matter 46: The cost of The Project of 
Underground Highway will not be beared by COSB. 
6 Jun 1991 City One Sdn. Bhd. request CHKL to assist in getting sufficient 
electricity supply 36 month before the construction works begin. 
15 Nov 1991 City One Sdn. Bhd. request for extention of period of building plan 
submission to 19 Dec 1992 (DO 331 DBKL JPandKB 1702/77)  
4 Dec 1991 City One Sdn. Bhd. requested that matters 44 should be excluded 
from the Parcel A development, and should be included in parcel 
B 
9 Jan 1992 City One Sdn. Bhd. submitting Letter of Bank Gurantee from 
Petra Finance Berhad dated 4 Jan 1992 
10 Jan 1992  Technical Committee Meeting  
24 Jan 1992  CHKL inform COSB to abide by The Condition no 34. in DO that 
before COSB sell or rent any premise, permission should be 
acquired from City Mayor, CHKL. 
15 Jun 1992  COSB preparing Sale and Purchase Agreement 
6 Sept 1995 Join Project Management Committee Meeting on Redevelopment 
of Lot 4  
30 Nov 1995 Amentment on the Development Order [DBKL JPand KB 1702/77 
(19/12/90)] 
26 Dec 1995 Amendment on office building from 10 story to 21 story   
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13 March 
1996 
COSM submit Sale and Purchase Agreement to CHKL 
11 July 1996 Planning Committee Meeting  
6 Sept 1996 ARC Partnership Consultant Arkitect on behalf of COSB re-apply 
for the Development Order issued on 19 Dec 90 which has 
expired. 
31 Mar 1997  City One Sdn. Bhd. represented by Arkitek ARC made changes 
on approved plan to 1 block of commercial and 378 unit of 
Apartment (20 – 39 story) and 18 unit of Condominium (40-41 
story) 
17 Nov 1997 CHKL issues DO on Proposal on Lot 29 which consist of 20 Story 
Office Space (15 story office space, 1 story of penthouse office, 2 
story of parking space, 2 story of hawker centre, 1 story of 
basement parking) (Plot Ratio 10.82) 
16 Nov 1998 DO Expired 
15 Dec 1999 COSB apply for continuation of valid period for DO  
22 Jan 2001  CHKL send a final reminder to COSB requesting payment of 
RM12,400.00. Non-payment within the due date will result in 
withdrawal of proposal. 
19 April 2001 Planning Committee Meeting reconsider the planning application 
and decided that COSB should resubmit building plans according 
to DO dated 21-10-96, not proposal dated 31 -3-97. 
19 July 2001 CHKL send a letter to COSB inform that application of 20 story 
office tower approved.  
13 August 
2001 
CHKL send a letter to COSB to request on payment of 
development charges amount RM532,086 for additional floor 
space before issues DO 
The payment due date in 13 Feb 2002. 
12 Dec 2001 CHKL request for Development Charge that is delayed  
18 Jan 2002 COSB reveal that the due date for payment of development 
charge is too short (13 Feb 2002) 
13 Feb 2002  CHKL remind COSB on the Final due date. Fail to do so will result 
in fail closing as stated in Sek 21(5) Akta (Perancangan)Wilayah 
Persekutuan 1982.  
16 May 2002 CHKL rejected the request of COSB to reconsider the reduction of 
development charge  
25 Mar 2004  Falih Sdn Bhd. Submit a proposal to rescue Lot 4 project at Jalan 
Mushi Abdullah as a joint venture with CHKL  
16 April 2004 Submit 3 rd Alternative whereby Mampu Jaya Sdn. Bhd. will 
undertake the completion of Lot 4 as a Turnkey Contractor cum 
developer.  
Lot 4 Rescue Project (Completion of 42 story building) 
i) MJSB shall complete the building for RM51,800,000 and 
assist CHKL in sales for a marketing and admin fee of 1% of 
sale revenue  
ii) CHKL shall make monthly progress payment to MJSB up to 
RM35,900,000 which is the balance of funds available from 
CHKL to complete Lot 4 
iii)  MJSB shall re recoop the TM15,900,000 shartfall for the 
sales of Lot 4 building 
iv) The residential profit for the Joint Venture shall be shared 
20:80 between MJSB and CHKL  
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